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Executive Summary
This draft report sets out the main infrastructure requirements for the draft Princes
Risborough Town Plan which allocates land for housing and other land uses in
Princes Risborough.
The report sets the policy background to delivering the necessary infrastructure and
the consultation that has taken place in the development of the draft Town Plan.
Separate background evidence papers have also been produced including a
transport study undertaken by Buckinghamshire County Council’s term consultants
Jacobs. A summary of the proposed transport measures is set out in this report.
The report goes on to set out how the school place demands from the expansion
area should be mitigated; the requirements for green infrastructure, open space and
outdoor sport as well as community centres, health and utilities.
The report has been produced following discussion with the Princes Risborough
Steering Group and the statutory service and infrastructure providers. It will inform
the future planning of the area and will be taken into account in future planning
applications and decisions about what mechanisms will fund and deliver the
identified infrastructure.
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Section 1: Introduction
This Infrastructure Delivery Plan supports the Princes Risborough Town Plan which
defines an expansion area in the town and allocates land for a range of land uses
including housing, retail, business, local centres and a range of supporting
infrastructure.
Wycombe District Council considers that an Area Action Plan for Princes Risborough
is the most appropriate way of delivering a timely and comprehensive approach to
planning the major expansion of the town. It will enable land interests and local
authorities to work together in the delivery of the shared infrastructure requirements
and environmental enhancements that will be needed to create a high quality
sustainable town extension.
To strengthen further the vision and aspirations of the local community in the plan,
Wycombe District Council established a steering group of representative local
stakeholders. This group is chaired by the Town Council and was formed with the
remit to work together to actively assist and guide the development of the Plan.
The purpose of this report is to set out:
-

The potential infrastructure requirements associated with the land allocations
and new developed proposed in the Princes Risborough Town Plan

-

By what mechanisms the infrastructure will be delivered

Whilst the report will inform any development briefs and planning allocations that
come forward in the Plan area, it should be noted that it remains the responsibility of
promoters and developers of individual sites to carry out their own transport
assessments and other studies such as drainage, landscape and biodiversity
assessments in relation to planning applications.
Structure of report:
The structure of this Draft Infrastructure Delivery Plan report is as follows:
Section 1: Introduction – Outlines the purpose and background of the report.
Section 2: Policy Framework – Review of relevant national, regional and local
policy related to infrastructure planning.
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Section 3: Consultation and Engagement – Summary of activities and outcomes
from workshops and with the Steering Group.
Section 4: Strategy for the Town – Sets out the geographical area of the Town
Plan and the main development proposals.
Section 5: Transport and Town Centre – this section provides a summary of the
main transport and town centre proposals including the requirement for a complete
alternative route to the main A4010.
Section 6: Education – Sets out relevant local and national policies and strategies;
current and projected capacities of school places; and proposals for meeting the
education needs of the expansion area including new schools.
Section 7: Utilities – Review of requirements for electricity, broadband, gas, water,
sewage network and sewage treatment and the mechanisms for delivery.
Section 8: Green Infrastructure, Open Space and Outdoor Sport – Review of
requirements for formal and informal open space based on Council standards and
identified needs.
Section 9: Community Centres – Review of requirements for community centres
and potential provision.
Section 10: Health – Review of relevant national NHS policies and strategies;
impacts of development proposals on local GP surgeries and outline of proposals for
new capacity.
Section 11: Emergency Services – Review of requirements for police and fire
services including how fire safety measures can be incorporated into design of
developments.
Section 12: Delivery – Summary of the infrastructure delivery mechanisms.
Section 13: Infrastructure Delivery Schedule – Summary of the main
requirements.
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It is estimated the expansion area will have the capacity for between 2,000 to 2,500
dwellings with business floorspace also proposed as an extension to the Princes
Estate.
For infrastructure assessment proposes an average household size of 2.5 persons
per dwelling is used to establish additional population, based on data from the 2011
census.
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Section 2: Policy Framework
National, regional and local policies provide guidance for evaluating infrastructure
requirements.

National policy and guidance
The National Planning Policy Framework (NPPF) was published in March 2012
replacing various Planning Policy Statements. The NPPF outlines the need for plans
to include strategic policies to deliver the provision of infrastructure 1 and “to plan
positively for the development infrastructure required in the area to meet the
objectives of this framework” [NPPF]2.
In particular, local planning authorities should work with other authorities and
providers to ‘assess the quality and capacity of infrastructure for transport, water
supply, wastewater and its treatment, energy, telecommunications, utilities, waste,
health, social care, education and flood risk within their areas.’3
The Planning Practice Guidance, March 2014, states that local plans “should make
clear, for at least the first five years, what infrastructure is required, who is going to
fund and provide it, and how it relates to the anticipated rate and phasing of
development”.
The Planning Act (Section 216) defines infrastructure as including:


Road & other transport facilities



Flood defences



Schools and other educational facilities



Medical facilities



Sporting and recreational facilities



Open spaces, and



Affordable housing

This list is not exhaustive and therefore can include the other elements of
infrastructure such as utility services. The Council have specific policies that set out
1

Para. 156, National Planning Policy Framework (DCLG, March 2012)
Para. 157, National Planning Policy Framework (DCLG, March 2012)
3
Para. 162 National Planning Policy Framework (DCLG, March 2012)
2
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the amount and types of affordable housing and therefore this is not addressed
further in this report.
Local Policy
Within the adopted Wycombe Core Strategy Policies CS20 Transport and
Infrastructure and CS21 Contribution of Development to Community Infrastructure
make specific reference to the provision of infrastructure in relation to transport and
community needs in respect of new development. Policy CS17 Environmental
Assets highlights the importance of green infrastructure.
Policy DM19 of the adopted Delivery and Site Allocations Plan (2013) states that
where development will create a need to provide additional or improved
infrastructure it should be provided directly by the developer including through
planning obligations and/or through the Community Infrastructure Levy.
The Princes Risborough Town Plan will replace certain policies in existing plans,
including policies in the Core Strategy that set out the scale of growth for Princes
Risborough. This plan also sets out new policy with regards to the delivery of shared
infrastructure for the expansion area.
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Section 3: Consultation and Engagement
The option to expand the town of Princes Risborough significantly was first
considered in the main Wycombe District Local Plan Options consultation in
February 2014 when it was becoming clear that it would be necessary to plan for a
much higher level of housing growth in the district than had previously been required.
A high number of responses to this consultation drew out a range of issues over the
expansion of the town, many relating to infrastructure provision.
Engagement on this major expansion has continued since then and is ongoing. This
has been primarily focused on how to respond to the issues, within the wider policy
context. An ‘Issues and Responses’ report was published in December 2014 and
following further engagement and workshops an outline plan was produced in July
2015.

Key to the engagement process was the establishment of the Princes

Risborough Steering Group and a regular forum for agents and landowners, during
June/July 2015.
During autumn 2015 WDC held a series of intensive workshops on design and
infrastructure issues with the steering group and agents’ forum, the most recent of
these being on 1 December 2015.
Details of the evolution of the plan, agendas and minutes of the steering group
meetings and workshops as well as copies of various presentations are available to
view

on

the

Council’s

website

at

http://www.wycombe.gov.uk/council-

services/planning-and-buildings/planning-policy/new-local-plan/princesrisborough.aspx.
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Section 4: Strategy for the town
The Princes Risborough Town Plan covers an area including the whole of the
Risborough ward and takes in some land from the surrounding parishes of Longwick,
Bledlow-cum-Saunderton, Lacey Green and Great and Little Kimble. The overall
strategy for the expanded town is to create one unified settlement. From significant
views, the town will ‘read’ as a consistent whole, and links across the railway line will
be direct, frequent and attractive.
The area encompasses the land necessary to deliver the sustainable expansion of
the town with an area for approx. 2,000 to 2,500 dwellings, and supporting
infrastructure, such as a new road which will be needed to relieve the town centre.
Land will be allocated for business as an expansion to the existing Princes Estate,
which has been identified as the most viable location for employment.
There are objectives that the new development will make efficient use of land in
delivering a substantial number of homes at a density that is consistent with the
existing character of the town. The existing landscape features and historic
hedgerows of the expansion area will provide the basis of a strong green
infrastructure framework, with new development augmenting and enhancing this to
deliver a locally distinct sense of place.
The new developments will be required to provide significant infrastructure to support
the increased population, including (but not limited to) two new primary schools,
community space, facilities for sports and recreation and play spaces. It will be the
intention that the existing town centre is reinforced and enhanced rather than
introducing competition to the role of the town centre.
With significant infrastructure to be delivered across the expansion area and the
wider town, and with a number of landowners and developers it is important the
infrastructure is delivered in a timely, effective and proportionate way. Section 12 of
this report and Policy PRTP14 Delivery of Infrastructure of the draft Princes
Risborough Town Plan sets out further information for how infrastructure should be
delivered.
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Section 5: Transport
Highways
Buckinghamshire

County

Council

(BCC)

term

consultants

Jacobs

were

commissioned by BCC and Wycombe District Council to undertake an assessment
into transport options for Princes Risborough in light of the level of growth proposed
including the preferred alignment and form of a relief road.

Major development at

Princes Risborough will require new highway capacity to cope with future traffic
demand not only from the development but also from wider trends in traffic growth
associated

with

changing

transport

behaviour

and

growth

elsewhere

in

Buckinghamshire.
The A4010 runs through the town, carrying both local traffic and a significant
proportion of through traffic – up to 40% at peak times. Assessment shows that parts
of the network were close to capacity in 2013 and traffic forecasts show that several
significant links and junctions will be over capacity during the plan period, even
without major growth in the town. Major development in the town will exacerbate this
issue and will have a severe impact.
The traffic through the town has a divisive effect on the town centre and is hostile to
pedestrians and cyclists. Located north of the railway line, traffic from the expansion
area will need to distribute into the network in a way that does not overload existing
junctions. Direct access is needed from the development area to the railway stations
in order to facilitate travel by sustainable means. These factors lead to a requirement
for new road infrastructure:


to relieve the existing road through the town, as an alternative to the A4010;



to provide direct access to the main railway station; and



to allow effective distribution of traffic from the development area into the main
road network.

A new alternative route is therefore needed that will serve the expansion area,
increase highway capacity and divert traffic from the town centre.

The Princes

Risborough Transport Study Stage 1 Option Assessment Report (Jacobs 2016)
refines the alternative route options. Requirements for safeguarding new road
infrastructure are set out in detail under policy PRTP6 of the Plan. Option 11b, a
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through-development route and Option 17, which aligns further to the west of the
town are the currently shortlisted alignments. The Transport Study demonstrates that
both these schemes deliver high value for money in terms of benefit: cost ratio.
The Princes Risborough Transport Study has also identified the minimum road
scheme required to restore the highway network to a reasonable level of service in
the context of the dependent development of up to 2,500 homes and the background
traffic growth to 2033.
An alternative route for the town will require the following works and improvements:


Junction of Grove Lane with the A4010: presently over capacity. This junction
will need to be improved and brought up to standard, together with the
awkwardly placed and below-standard railway under-bridge over Grove Lane.
The junction will need to be designed to lead through-traffic away from the
town centre.



Junction of Shootacre Lane with the A4010: will need to be redesigned to
accommodate increased traffic volumes and lead through-traffic away from
the town centre.



The railway under-bridges over Grove Lane and Summerleys Road are
below-standard both in terms of width and height.

Grove Lane is barely

passable by two-way traffic and Summerleys Road has a signal-controlled
shuttle operation. However, they are situated on what is presented as the
most appropriate and reasonable alternative route. The under-bridges will
need to be improved to increase the highway capacity (horizontally), and
ideally, headroom capacity for large vehicles (vertically).


Other railway crossings needed depending on final preferred route.



A new road link passing through the development from the B4009 Lower
Icknield Way to Summerleys Road.



A new road link through the former Hypnos and Whiteleaf development sites.



New junctions will need to be created where the new road links join in to the
existing highway network.



Some lengths of existing roads (Grove Lane, B4009 Lower Icknield Way,
Summerleys Road, Picts Lane and Shootacre Lane) along this route will
need improvement to carry the forecast volume of traffic:
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o Some lengths will need widening to a standard capacity width;
o Lengths will need to be soundly constructed, if not already;
o Positive sustainable drainage will need to be introduced on most lengths.

Improve the vitality of the town centre in Princes Risborough
Delivering an alternative traffic route creates the opportunity to improve the town
centre highway environment by introducing measures to calm and civilise traffic,
increasing its ‘place’ values. It will reduce severance across the town centre, creating
a safer and more congenial environment for shoppers and visitors. It introduces the
capacity to dedicate more highway space for pedestrians, cyclists, buses and
parking. This will boost the economic potential of the town centre, attracting more
shoppers and retail uses.
These wider highway schemes are summarised below:
-

town centre local area enhancement to reduce traffic speeds and improve
urban realm;

-

extend 30mph limit north Mill Lane to north of the Cadsden Road/ A4010
roundabout;

-

extend 30mph limit northwards on Longwick Road as part of emerging PRTP
development;

-

create 20mph zone on Summerleys Road;

-

create 20mph zone on A4010 and Peters Lane outside of the school;

-

reduce rat-running of traffic through Askett;

-

3.5t weight limit of the existing A4010 (post opening of the new western
road);

-

provide roundabouts at the The Holloways/ A4010, Mill Lane/ A4010, Peters
Lane/ A4010, Windsor Hill/ A4010, The Avenue/ A4010, Park Street/ A4010,
Clifford Road/ A4010, Station Road/ A4010, and Poppy Road/ A4010
junctions;

-

new link road through development site between Picts Lane and
Summerleys Road; and
10

-

upgraded road/ rail bridge at Summerleys Road to remove signalised shuttle
working.

While the expansion area will be well connected to the town for walkers and cyclists,
there will be an increased number of shoppers from the new development needing to
park in the town centre. With the exception of the Mount public car park, on-street
and off-street parking is regularly used to capacity today.

Development should

therefore contribute to increasing the number of parking spaces in the town.
Forecasts for parking spaces indicate that between 100 and 200 new spaces (onand off-street) will need to be provided in the town centre over the plan period
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Figure 5.1 – Wider transport and town centre measures
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Public transport
Rail
Princes Risborough is well served by the railway network, being placed at the
junction of the Birmingham and Aylesbury lines. There are two railway stations, the
main one on the southwest edge of the town, and a smaller halt at Monks
Risborough. A direct road link from the development to the main station is required,
while walking and cycling links to the stations should be direct, safe and attractive.
East West Rail is a major project to establish a strategic railway connecting East
Anglia with Central, Southern and Western England. The ‘Western Section‘ which is
committed will re-introduce passenger and freight services between Bedford and
Oxford, Milton Keynes and Aylesbury. It involves upgrading and reconstructing
sections of existing and ‘mothballed’ rail track, which is to be delivered by Network
Rail. As part of the ‘core’ scheme a new hourly service between Milton Keynes to
London via Princes Risborough is proposed.
Network Rail expects to implement the core scheme of East West Rail phase 2,
principally in the period up to 2019, with some being completed in the period 202024. Whilst double-tracking the line is outside of the scope of the current rail project,
the opportunity to double-track the line in the future should be preserved. Therefore
land is safeguarded to the north of the Aylesbury railway line and 15 metres parallel
to the track from the boundary fence.
Bus
The 300 interurban bus service through the town is frequent and high quality, linking
the town with the main local centres of High Wycombe and Aylesbury. Diversifying
its route to take in the expansion area is likely to risk its viability. To ensure the
expansion area is well-related to the existing town, a bus service within the
expansion area will be crucial in establishing sustainable travel habits from the first
occupation. The new bus service should link the expansion area with key
destinations – the town centre and railway stations – and run with a reasonable
frequency (ideally every fifteen minutes) throughout the day.
It has a reasonable chance of long-term viability provided passenger trips can be
sustained. The route should be extended to Longwick village to assist in providing
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more sustainable public transport provision for the growth of the village, as set out in
the submitted Longwick Neighbourhood Plan.
The Risborough community bus is run by volunteers and provides a number of
routes and services outside peak hours. The potential for this bus service to extend
into peak hours or into the expansion area will necessarily be limited by the voluntary
nature of the service.
Cycling and walking networks
Establishing habits of sustainable travel from the outset are extremely important. The
expansion area will be flat and compact and so ideally suited to walking and cycling.
The walking and cycling network should build on the existing Public Rights of Way,
integrating with a green infrastructure strategy to create a network within the
expansion area and also direct, safe and attractive connections between the
expanded town and the existing town, taking in key destinations of the railway
stations, the town centre and local schools. Safe (grade-separated) and direct
crossings of the line will be vital in integrating the expansion area with the existing
town across the railway line, especially those connecting to the town centre via
Wades Park. Improvement of footways/cycleways alongside the highway under the
Longwick Road and Mill Lane under-bridges will facilitate access across the railway
line.
Travel Planning
Creation of good opportunities for walking, cycling and public transport will need to
be supported by the promotion of these modes for health and quality of life, through
a

sustained

programme

of

travel

planning
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and

promotion

measures.

Section 6: Education
Buckinghamshire County Council (BCC) is the Local Education Authority (LEA) and
has a statutory duty to ensure that there are sufficient school places in its area.
Section 14 of the Education Act 1996 describes this responsibility as follows:
“To ensure that schools in its area are sufficient in number, character and equipment
to provide education suitable for the different ages, abilities and aptitudes and
special educational needs of pupils of school age...”
BCC state that the increase in housing planned across Buckinghamshire is projected
to put increased pressure on school places with projections of deficiency of places
across Wycombe District in both primary and secondary places.
In June 2010 BCC adopted a policy to ensure a coherent and consistent
methodology for assessing the additional education infrastructure requirements
generated by new housing developments. This sets out relevant standards including
the pupil generation rates per 100 new dwellings and cost per pupil of new provision.
BCC has carried out an assessment of the impact of the proposed level of
development proposed in the Draft Plan.
Secondary School Places:
The planning area for secondary schools used by Buckinghamshire County Council
covers the whole district as well as Holmer Green and Beaconsfield. Parental choice
is exercised to a much greater degree at secondary school level and
Buckinghamshire operates a selective system of secondary education with upper
and grammar schools.
There is currently 5% surplus capacity in secondary schools across Wycombe
District. However as the rising primary school age population starts to feed through –
the projections indicate a significant deficit of school places which will require
expansion of existing secondary schools and/or the provision of a new secondary
school.
To meet the rising demand, extensions at St. Michael’s Catholic School, Daws Hill
Lane, High Wycombe and Sir William Ramsey School, Rose Avenue, Hazlemere
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commenced in November 2015. Both these projects will expand the schools by a
form of entry each.

Feasibility studies are also being undertaken at the following secondary schools to
assess their ability to expand:


Highcrest School – 1fe expansion



Princes Risborough School – 1fe and 2fe expansion



Great Marlow School – bulge class/1fe expansion



Sir Henry Floyd Grammar School – 1fe expansion

Approximately 2,500 homes in Princes Risborough is estimated to generate
additional demand for 397 upper (c. 2fe) and 230 grammar school places (c. 1fe).
Princes Risborough School (a non-grammar academy) will either need to expand by
two forms of entry, or by one form of entry while at the same time shifting one form of
pupil intake back to High Wycombe schools.

Contributions to grammar school

expansion will also be necessary.
Primary School Places:
Current capacity of primary schools in the Princes Risborough planning area:

The number of children generated from new housing is calculated by
multiplying the number of homes for each dwelling type by the respective pupil
yield rates. BCC’s pupil yield rates from new housing below are based on an
analysis of 2001 Census data which excludes dwellings which contain a high
proportion of elderly persons as these are not representative of the profile of
residents occupying modern housing developments.

Pupil yield rates by dwelling type per 100 dwellings
Provision
Type
Primary

Flats

Houses

1 Bed

2 Bed

2 Bed

2.7

8.7

22.1
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Average
3 Bed 4+ Bed
38.8

46.7

30.4

The pupil yield rate used by BCC is in line with yield rates experienced on
developments within Buckinghamshire and those used by neighbouring
authorities.
The Department for Education recommend that a level of surplus of places is
necessary to allow for volatility in preferences from one year to next (e.g. to
allow for year on year changes in the number of births or the number of pupils
attending independent/out county provision). While the guidance does not
recommend a single 'ideal' level of overall surplus capacity, it does state that it
is reasonable to aim for between 5-10% overall surplus.

In line with this

guidance, and similar to other Local Authorities, BCC plans for a 95%
occupancy rate in schools.

The above table shows that across the area there are currently 146 or 9% surplus
places which is within the DfE recommended range of 5% to 10%. However, the
overall surplus does not reflect that the majority of surplus places are concentrated in
KS2 (i.e. 14%) with only 2% surplus places at KS1. The projections indicate that the
overall surplus capacity will reduce from 9% to 3% as the higher numbers start to
feed through into Key Stage 2.
Based on the pupil yields, BCC assess that an additional 2,500 homes in Princes
Risborough would generate a need for at 760 school places (i.e. 3.6fe). As there is
no capacity within existing schools, to meet this scale of demand, BCC would require
the provision of new primary school(s). Options include the following:
i)

2 x 2fe primary schools which would allow the schools to be future proofed for

further expansion to meet any peaks in demand or further unplanned housing
growth.
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ii)

Reduce the demand for new schools to 1 x 3fe by expanding existing primary

schools i.e.:


Great Kimble – additional 56 places



Princes Risborough – additional 105 places



Bledlow Ridge – additional 70 places

Whilst there is a case for one primary school of three forms of entry, both in terms of
efficiency and in operation, splitting the requirement across two new schools allows
for some flexibility in delivery and also supports the creation of a local centre within
each of the two main areas of development which lie to the north and south of the
Crowbrook stream corridor. These schools will also need to incorporate nursery and
early years provision.
Based on the DfE cost multipliers the cost per pupil of providing additional
accommodation is £14,915. Based on BCC pupil yields and build cost multipliers the
average contribution for each new dwelling is £4,564 (ranging from £403 for a 1 bed
flat to £6,965 for a 4 bed+ dwelling).

S106 contributions will be required to enable

BCC to delivery primary school capacity to meet the demand from the new
development.
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Section 7: Utilities
Waste Water treatment
The Princes Risborough Sewage Treatment Works (STW) currently serves the
villages of Lacey Green, Owlswick, Longwick, Meadle, as well as the larger
conurbations of Monks Risborough and Princes Risborough.

The modelling

projections for the works indicate that the expansion of the town will require an
increase of capacity at the sewage treatment works (STW), which lies within the
expansion area.
In December 2013, the storm weir at the STW was raised to allow increased flow to
full treatment (FTFT), in order to prevent premature diversion of flow to the storm
tanks. The increase in FTFT has caused issues with the treatment process, which
Thames Water is investigating with its alliance partners, in order to develop a
solution which is listed as a scheme for delivery within the current Asset
Management Plan (2015 to 2020) period.
Based upon the current projections for growth within this sites catchment, Thames
Water expects to upgrade the site and its processes during the latter part of the
Business Plan period (2020 to 2025) to accommodate the proposed increased
growth. The exact timing of the upgrades will depend upon build out and occupancy
of major development sites.
It is likely that the future STW upgrade will include upsizing of the inlet works, and
improving the capacity of storm handling and primary settlement tanks. Thames
Water confirm that there is likely to be enough space within the curtilage of this site
for the future upgrades. The design and delivery will be undertaken by Thames
Water’s alliance partners Eight20.
In the meantime Thames Water will continue to monitor the performance of the
sewage works and levels of growth to ensure the sewage works continue to meet the
water quality consent requirements as set by the Environment Agency for discharges
into the Kingsey Cuttle Brook.
The current specification for the sewage treatment works creates the need for a wide
odour buffer within which land use is restricted. Enhancement of the treatment works
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to minimise odour may increase the land area available for development and the
range of appropriate uses, making efficient use of land.
Surface water drainage and flood management
Parts of the expansion area are vulnerable to surface water flooding. There is also a
risk of ground water flooding as the water table is close to the ground surface here.
This creates the potential for large areas of standing water in periods of high rainfall
as was the case during the winter of 2013-14. Extreme weather events are more
likely in the future as a result of climate change.
Strategic development here creates the opportunity to reduce the risk of flooding and
divert surface water flooding through appropriate design and the introduction of
effective sustainable drainage systems (SuDS). The green corridor along the
Crowbrook stream introduces the potential to integrate flood management measures
with green infrastructure provision and ecological enhancement. Further work will be
required by development interests to understand the risk from surface and ground
water flooding, and identify appropriate mitigation measures. In addition, individual
applications will require flood risk assessments looking at all risks of flooding, in
accordance with policy DM17. This will inform the ultimate capacity of the
development area.
Water Supply and Network
Thames Water supply area is divided into six Water Resource Zones (WRZ).
Wycombe district is primarily within the Slough, Wycombe and Aylesbury WRZ.
Their overall assessment shows a positive supply/demand balance up to 2040 for
this WRZ but with an anticipated large deficit of supply in London.
Thames Water Final Water Resources Management Plan 2015 – 2040 sets out a
raft of short, medium and longer term proposals to ensure sufficient water resources
in the Thames Valley and London area. These include demand management and
measures to address leakages as well new reservoirs and water transfer schemes
from other parts of the country to London and the South East.
The water supply network at a more local level in relation to the expansion will likely
require some local network reinforcements to accommodate the proposed new
housing. Developers will be required to fund studies (e.g. to test flow and pressure)
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in order to demonstrate that there is adequate capacity both on and off site to serve
the development and that their development would not lead to problems for existing
users.
Delivery of water network upgrades to serve the expansion area
Process – Developers will be required to fund and commission Thames Water to
carry out flow and pressure investigations and hydraulic model analysis. These
studies will assess the strategic and local network impact of the new developments
and what measures and upgrades may be required and the costs involved.
Possible requirements – Measures that may be required include new mains
connections and water booster stations to maintain water pressure.
Delivery – The infrastructure will be delivered both on and off site through new mains
supply and connections to existing mains. Agreements for delivery are made directly
between the developer and Thames Water.

Conditions may be applied to any

planning permissions that will require any necessary measures to be in place before
any occupation of developments.

Electricity and Gas Networks
National Grid have confirmed that the planned distribution of housing growth in
Wycombe district will not have a significant effect upon National Grid’s strategic
infrastructure, in relation to both gas and electricity transmission, and that the
existing network will cope with additional demands. It is likely that some off-site
infrastructure reinforcements will be required on the local gas networks for individual
sites.

Scottish and Southern Energy have confirmed that at the present time the primary
electricity infrastructure can support the additional housing growth planned in
Wycombe to 2026. However it may be necessary to install additional volt cable
circuits from existing primary substations to serve new development areas. If
additional loads materialise then some local reinforcements may be required.
Delivery
It is the responsibility of the developers of each site to liaise directly with the relevant
utility providers to ascertain exactly the level of upgrades that may be required to
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serve the sites and to deliver these in association with the companies in order to
avoid any objections to planning applications that could otherwise result in a refusal
of planning permission. Upgrades that may be required will be new substations and
new gas mains.

Broadband
High-speed broadband is a requirement for modern living and facilitating working
from home. Internet infrastructure providers have been working on an on-going basis
to upgrade the national broadband network. For example, BT Openreach met their
target that by 2014 two-thirds of UK premises would have super-fast broadband,
through the process of laying fibre optic cables over the current copper lines.
Developers of the expansion area should ensure that there is sufficient broadband
capacity to accommodate the new development and should upgrade to fibre optic
broadband if not already existing.
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Section 8: Green Infrastructure, Open Space and
Outdoor Sport
Green Infrastructure
The policy framework for green infrastructure is set out in Policies DM11 to DM16 of
the adopted Delivery and Site Allocations Plan. DM11 provides the overarching
approach seeking to conserve and enhance the Green Infrastructure Network, in line
with the NPPF, ensuring that new development contributes positively towards it.
Policies DM12 and DM13 aim to protect key green infrastructure assets, namely
identified greenspaces and sites, habitats and species of biodiversity, whilst policy
DM15 addresses the protection and enhancement of rivers and streams and their
associated corridors.
Policies DM14 and DM16 seek to ensure that the issue of biodiversity and open
space in new development is properly addressed including the creation of new open
space and new areas or features of biodiversity interest.
Policy PRTP5 of the Draft Town Plan states that comprehensive green infrastructure
should be delivered in accordance with the concept plan with appropriate
connections to the wider green infrastructure network.
A key element of the green infrastructure provision of the expansion area should be
the protection and enhancement of a continuous green corridor along the
“Crowbrook Stream”. The presence of two designated biodiversity sites, Longwick
Bog and Kingsmead Meadow, the connecting stream and its associated habitats,
and its distinctiveness in landscape and visual terms, make this a very important
corridor. Ensuring this corridor links to the wider green infrastructure network and the
wider countryside is equally important.
The biodiversity sites contain rare damp and wet habitats which should be conserved
and enhanced. As large an area as possible should be retained open for the green
corridor. In addition SUDS are required in all areas that influence the hydrology of
the streams and the designated sites. Hydrological survey information is needed to
inform requirements.
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A green infrastructure link and SUDS are also required along the stream in the Park
Mill Farm area. As well as green corridors across the area, green ‘fingers’ from the
countryside into the town will be required.
A green corridor of a minimum of 10 metres wide is required along the Aylesbury
railway line from Summerleys Road to Mill Lane parkland, parallel to the 15 metres
safeguarded for future rail infrastructure.
Pockets of tree planting within the development blocks will complement the character
of the existing town. One of the key characteristics of the town is that the built-form is
embedded and broken up by mature trees and open spaces. There is a need for an
integrated approach to planting within the scheme which is not limited to streets and
open spaces, but also allowing sufficient room for planting within residential
schemes.
Green links should be of varying width to allow for tree planting, small openings etc.
and maximise the potential of roads, footpaths and hedgerows in delivering these.
The safeguarded land alongside the railway line should also be accompanied by a
green infrastructure strip that allows for foothpath/cycle connections and appropriate
planting. This buffer will also help to mitigate potential increased noise and vibration
from the expected increased frequency and speed of train services associated with
East West Rail Phase 2, which will upgrade the Princes Risborough to Aylesbury
railway line.
Open Space and Outdoor Sport
The town has an active sports community, with a gym (including exercise studio),
swimming pool, adult and junior football, rugby, tennis, cricket and bowls clubs all
within the town.
Princes Risborough Tennis Club, Princes Risborough Bowls Club, Princes
Risborough Cricket Club, Horsenden (Risboro’) Tennis Club, and Risborough
Rangers Football Club all lie within 720m of part of the expansion area.

The

Risborough Rangers junior club trains and competes at various locations around the
town, but does not have a fixed home ground. The majority of the sporting facilities
are separated from the expansion area by the railway lines; however the new
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underpass to Wades Park will enable easy access to the town for the potential
residents.
The Council adopted the Wycombe Open Space Framework (OSF) in December
2010, which sets out policy objectives, the Council’s approach to open space
planning, current levels of open space provision by type across the District, local
standards for providing open space in new developments, and action plans for
addressing open space deficiencies in terms of quantity, quality or accessibility. The
Open Spaces Framework demonstrates deficiencies across the District in open
space provision.
Policy DM16 of the adopted Delivery and Site Allocations Plan sets out that
development will be required to make provision of open space in line with the
Council’s adopted open space standards.
The standards are as follows:
3.30 hectares of strategic open space per 1,000 population
1.15 hectares of local open space per 1,000 population
This is in addition to any private or communal open space required as part of
providing sustainable, high quality environments.

The standards are further broken down as per the Table below. Based on the size,
character, use and catchment of open spaces, the Council distinguishes between
strategic and local open space provision, with strategic open space types having
typically large catchments such as playing pitches and parks.
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The Council has undertaken an initial assessment of the open space requirements of
the expansion area based on an indicative 2,500 dwellings.
Table 8.1 – Open Space Standards

Open Space Typology Standard per
1000 pop (ha)
Public outdoor sport
1.2 ha
Park
1.67 ha
Allotments
0.23 ha
Play
0.2ha
Strategic
3.3 ha
Informal amenity space 0.55 ha
Local play
0.6 ha
Local
1.15ha

Cumulative requirements
from expansion area (ha)
7.5 ha
10.44 ha
1.44 ha
1.25 ha
20.63 ha
3.44 ha
3.75 ha
7.19 ha

Total

27.82ha

4.45 ha

The Wycombe Sports Facility Strategy (2015) confirms the need for formal outdoor
sport provision across the District. The Strategy identifies current deficiencies and
the deficiencies to 2026 in the following sports:

Table 8.2: Deficiencies in district wide sporting facilities outlined in 2015 Sports
Facility Strategy

Facility type
Tennis
Cricket
3G Synthetic Turf Pitches
Youth football pitches
Bowls
Multi-Use Games Area

Current need
4 courts
1 pitch
3 pitches
5 pitches
1 green
2 courts

Need to 2026
11 Courts
2 pitches
4 pitches
9 pitches
1 green
2 courts

Open space requirements for the expansion area
As per Table 8.1 above an overall development in the region of 2,500 dwellings
(6,250 population) in the expansion area would result in an overall strategic open
space requirement of 20 hectares with an outdoor sport requirement of 7.5ha.
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In order to meet the outdoor sport requirements generated by the expansion area,
and further informed by the needs identified in the Sports Facility Strategy the
following facilities are required in the form of multi-sport ‘hub’:


1 synthetic turf pitch



1 3G pitch (1.92ha total)



3 youth football pitches (2.22ha)



4 tennis courts (0.28ha)



1 MUGA (0.05ha)



1 rugby pitch (1.23ha) (total 5.7ha)



car park, community room and changing rooms
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Figure 8.1 the Concept Plan
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Delivery of the new facilities
The Concept Plan shows the proposed locations of strategic open space at Land
North of Mill Lane (SOS2 and SOS3) and in the Lower Icknield green corridor
(SOS1). It is proposed that the majority of the outdoor sports facilities are located at
a sporting hub at Land North of Mill Lane. This would include grouping the artificial
pitches, the youth football pitches and tennis courts. These facilities would also
require a multi-functional club house to include changing rooms, a community room
with a bar and social space to be run by a sports club which would also generate
funds for the upkeep of the building. The community room would also serve as a
community space for local meetings.
The other facilities such as the full size rugby pitch and MUGA may be located in the
Lower Icknield green corridor. These facilities will also require changing facilities
and car parking.
The facilities should be constructed in line with the guidance outlined in Appendix 1.
Play facilities
Developments within the expansion area should include play facilities as appropriate.
The development of the detailed masterplan will provide more details of the location
and type of facilities but they will include the following scale of play facilities:
Neighbourhood Equipped Area for Play (NEAP) - contains equipment for children of
all ages, from younger children to equipment suitable for early teens and should be
grouped together accordingly.
Local Equipped Areas of Play (LEAP) - contains equipment for children who are
beginning to go out and play independently close to where they live, usually within 5
minutes walking time.
Local Area for Play (LAP) - contains equipment for very young children to play close
to where they live i.e. within 1 minute walking time.
The play areas should be constructed in accordance with the guidelines outlined in
the 6 acre standard (Fields in Trust) set out in Appendix 2.
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Section 9: Community facilities and indoor sport
Community facilities
Wycombe District Council’s Community Facilities Strategy was most recently
updated in 2014 and examines the current provision of community facilities across
the district on a ward by ward basis, identifying any areas of need using 3 different
analysis criteria: geographical, number, and size.
Para 9.2 of the adopted Planning Obligations SPD states that on larger scale sites,
where the development itself creates the need for new community facilities, it may be
necessary to provide community facilities on site or suitable off-site provision to
ensure the development is acceptable in planning terms.

The local standard of

provision is 0.14sqm per person.
Under the Community Facilities Strategy, The Risboroughs ward is not identified as
having a geographical deficiency. It has sufficient numbers of dedicated community
facilities both for the existing population, and under both of the proposed
developments.
However there is a size deficiency between the expected sqm of dedicated
community facilities based on the standard of 0.14sqm/ head of population and the
actual sq m available.

Population

8101

12851

14351

1134

1799

2009

389

1054

1264

Size Analysis Requirement
(0.14sq m/pph)
Size Analysis Shortage (sq m)

Current Facilities
The town has an active sports community, with a gym (including exercise studio),
swimming pool, adult and junior football, rugby, tennis, cricket and bowls clubs all
within the town.
Risborough Community Centre is within the recommended 720m of part of the site,
with various other community facilities also lying within the buffer zone. The existing
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facilities are separated from the development site by the railway line although the
proposed underpass linking the development site and the town will facilitate access.
Future plans and requirements from the development
There are ongoing plans for an extension to the existing Risborough Community
Centre to provide extra space and improved facilities.

This project is likely to

commence in 2016. With the development of the expansion area there may be a
good case to consider use of CIL contributions in future years to implement further
improvements to community facilities in the town when appropriate proposals come
forward.
In the expansion area itself new or expanded community space will be needed and
community space should be included in each of the multi-functional clubhouses.
Indoor sport and leisure
The existing Risborough Springs Leisure Centre building is not large enough to meet
the demand for fitness activities.

Exercise classes are currently held in the

Community Centre, with the swimming pool and gym area within the Sports Centre
itself.
Wycombe District Council has consulted on proposals to expand the sports centre to
provide a health and fitness suite. This will help meet local demand for fitness
activities including the extra demand generated from the expansion area, and
provide sufficient space to accommodate the Sports Centre in one building.
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Section 10: Health
Health and well being
The Aylesbury Vale Clinical Commissioning Group advise that the two existing GP
surgeries in the town can accommodate any extra GPs required by the development
in their current premises.
At the Wellington surgery there will be a need for increased parking capacity as the
number of patients served rises. It is not clear that this increased need for parking
spaces is compatible with the long-term plan for the Wades Park area. This could
stimulate the need for relocation into new premises within the expansion area.
The overall health and well-being of the community will be enhanced by the provision
of a high-quality development with accessible green space / green infrastructure,
appropriate sports provision and a built environment that positively supports walking
and cycling.
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Section 11: Emergency Services
Fire
Buckinghamshire Fire and Rescue Service (BFRS) is the responsible authority within
Wycombe district. There are three fire stations within the District, located at High
Wycombe, Princes Risborough and Marlow.
The BFRS state that the levels of development proposed across Wycombe District,
have the potential to place an increased demand on their services. They state that
one of the methods of reducing any potential demand on the Fire Authority and
making communities is safer would be to consider introducing a requirement to
install sprinkler fire suppression systems into certain premises.
The Fire Authority also requires that the appropriate number of fire hydrants are
installed on each site by the developers.
Another issue highlighted by the fire service is securing efficient and effective
vehicular access, through appropriate design of the development including adequate
highways and parking thereby avoiding issues the Fire Authority have with some
existing developments within the County, where inconsiderate parking can
compromise emergency responses. Developers should therefore carefully plan
accesses and parking throughout their sites so that emergency access is not
compromised.
Police
Thames Valley Police has a statutory duty to secure the maintenance of an efficient
and effective Police Force for its area under the direction and control of its Chief
Constable and Crime Commissioner. They have undertaken work to understand the
impact of growth (both housing and population) on their services. A Policing Plan to
address the planned expansion of Wycombe to 2026 has been produced.
It is envisaged at this stage that items such as Cars, ANPR Cameras, Mobile IT,
Bicycles and Communications Equipment would be required to serve the expansion
area.

33

Delivery
TVP may make submissions to Wycombe District Council for CIL funding to deliver
these improvements. Further feasibility work will be required from TVP to confirm
the scope of works, costs and timing prior to making requests for CIL to the Council.
Ambulance
South Central Ambulance Service (SCAS) NHS Foundation Trust is the responsible
authority within Wycombe district. Its three main functions are:
- the accident and emergency service to respond to 999 calls
- the 111 service for when medical service is needed fast but not a 999
emergency
- the patient transport service
A Rapid Response Amenity Point, which is normally made up of a small office able
to house two staff to rest while waiting for a task, plus space to park an ambulance
vehicle safely and the facilities to charge the vehicle, was installed at Hazlemere Golf
Club in 2012. The SCAS has identified the need for further provision of amenity
points across the district.
Potential areas for amenity points within Wycombe district include West Wycombe
area; a location between High Wycombe and Princes Risborough and the Cressex
area.
The SCAS is responsible for the delivery of these amenity points, but the local
authorities will assist the SCAS where appropriate.
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Section 12: Delivery
Comprehensive approach to delivery
Context
The PRTP will only be realised through the co-ordinated implementation of the
proposals and policies within the Plan, principally through the delivery of the main
Expansion Area development. An Implementation Steering Group of stakeholders
will be established to oversee delivery.
The Concept Plan outlined in the plan is a high level structuring plan but the detailed
layout and form of development in the expansion area will be guided by a site-wide
detailed master plan to be developed by the Council in conjunction with site
promoters. This is required to provide a consistent and cohesive approach for a
range of important aspects of the development.
Work on the detailed master plan will commence as quickly as possible in order that
it informs the development of subsequent planning applications within the expansion
area. The detailed master plan will be subject to public consultation.
Policy PRTP14 of the Draft Plan sets out that any planning applications will be
required to demonstrate that they would not prejudice the wider delivery of the PRTP
as a whole and should be accompanied by a detailed phasing plan.

Any

applications will be required to show how individual developments physically
integrate with adjacent developments, both permitted and emerging.
An expansion area of the size outlined in the plan requires commitment from a
number of different parties over the period to 2033. Developers will be expected to
work in partnership across the Expansion Area to demonstrate coordinated
development and infrastructure delivery and ensure that any subsequent or third
party developers who assume responsibility for site specific delivery are also signed
up to this partnership way of working.
The Draft Plan sets out that early phases of development within the expansion area
should be focussed to the south of the Crowbrook Stream to enable easy access by
residents to facilities within the town, and to facilitate early improvement of footpath
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and cycle way linkages. It also requires that early phases of development should be
designed to avoid the delivery of isolated parcels of development.
The Council has engaged with relevant stakeholders to prepare the information in
the infrastructure delivery schedule at Appendix C of the draft Plan (and section 13
of this report) and this will be kept under review and updated as more information is
known on costs, funding and timescales.
Mechanisms used to fund and deliver infrastructure
Developer contributions will be required to support new development within the
Expansion Area and to mitigate the impacts of the development in other ways such
as funding off-site transport improvements and town centre public ream
improvements.
Where on-site infrastructure costs are exceptional, consideration will be given to
reducing the financial contributions sought, bearing in mind the need to ensure a
proportionate approach to contributions from different developers.

Financial

contributions will be adjusted to take into account the costs of any on-site
infrastructure required. This will be calibrated to be sure the full costs of the offsite
requirements are still secured.
Transport modelling work indicates that there is only limited capacity for traffic
growth in the near future. This means that new road infrastructure will be required in
the first phase of development, notably a new connection between Longwick Road
and Summerleys Road.
The new and improved infrastructure requirements will be delivered either directly by
developers or by public bodies and infrastructure providers through the following
mechanisms:
Planning conditions
A planning condition may be placed on a grant of planning permission by local
planning authorities. Such conditions permit development or phases of development
to go ahead only if certain conditions are satisfied.
Paragraph 206 of the National Planning Policy Framework (NPPF) states that
planning conditions should only be imposed by local authorities where they are:
36

i. necessary;
ii. relevant to planning;
iii. relevant to the development to be permitted;
iv. enforceable;
v. precise; and
vi. reasonable in all other respects.

Planning conditions may not require the payment of money or the transfer of land
ownership. A “Grampian” condition may be used to control aspects of the
development which are required to occur outside of the development site (such as
related highway improvements) and on land which is not necessarily owned by the
applicant. The condition is worded to the effect that the development being permitted
must not be commenced (or must not be occupied, as appropriate), until the required
off-site works had been completed.

In terms of infrastructure provision any planning permissions would be expected to
be subject to planning conditions to secure the following, as examples, although
specific wording and whether the condition will be imposed will depend on the
individual site:
Wastewater – To ensure that sufficient capacity is made available in the sewage
network and to avoid sewer flooding, Thames Water will seek a Grampian condition
to ensure that a drainage strategy detailing on and off site drainage works is
submitted and approved. No discharge of foul or surface water will be accepted into
the public system until the works have been fully completed.
Surface water drainage – Although details will be required as part of the planning
applications, conditions may be opposed requiring full details of sustainable drainage
systems for approval. This is in order to prevent increased risk of flooding, to
improve and protect water quality, improve habitat and amenity and to ensure future
maintenance of swales, soakaways and attenuation ponds.
Ecological Enhancement Scheme – Although details will be required as part of the
planning applications, conditions may be imposed requiring full details to be
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approved by the planning authority of setting out measures for the creation,
enhancement and management of ecological features and habitats. This is in the
interests of the future ecological potential of the sites and to deliver gains in
biodiversity.
Tree planting and landscaping – Conditions requiring full details of tree planting and
landscaping for each phase of development will be imposed requiring details of
species and sizes of trees and planting to be planted and methods of planting, as
well as details of trees to be retained and protection measures during construction as
appropriate.

Planning obligations
Paragraph 203 of the National Planning Policy Framework (NPPF) states that
planning obligations should only be used where it is not possible to address
unacceptable impacts of development through a planning condition.

Where planning conditions are not suitable it may be possible to enter into a legal
agreement with the applicant and anyone else that has a legal interest in the land, to
secure planning obligations under section 106 of the Town and Country Planning Act
1990. Planning obligations can allocate specific actions to specific parties and can
include payment of a financial contribution to allow the local authority to carry out
works to mitigate the impacts of the development. They may also restrict the
development or use of the land, operations or activities.

In line with Para 204 of the NPPF and CIL Regulation 122, in order to be a material
consideration in reaching planning decisions, planning obligations must be:


Necessary to make the development acceptable in planning terms



Directly related to the development; and



Fairly and reasonably related in scale and kind to the development

Unless it is stated otherwise, planning obligations run with the land in perpetuity and
may be enforced against the owners, mortgagees and their successors.
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Planning obligations will be used to secure a range of infrastructure provision from
the new developments.

As per Core Strategy Policy CS13, in addition to any

infrastructure requirements to be provided by way of a planning obligation each site
will be required to provide 40% of all bedspaces as affordable housing. The precise
details of the affordable housing provision will be set out in the Section 106
Agreements.

The S106 Agreements will contain planning obligations that will require certain
pieces of land to be used for specific purposes (e.g. open spaces) and may require
financial payments to be made to the District Council or County Council. Planning
obligations will also be used to secure the following infrastructure provision:
Schools – Planning obligations will be used to secure both land and financial
contributions for new school provision.
Public Open Space – Planning obligations will be used to secure land that is required
as open space in perpetuity. There will be either be a requirement that the land is
passed over to the Town Council for adoption or a requirement that appropriate
management arrangements are put in place for the management and upkeep of the
open space. If the land is adopted by the Town Council there will be a required for a
commuted sum that will cover 25 years of maintenance of the open space.
Utilities – Planning obligations may be secured to ensure the installation and repair
of Sustainable Drainage Systems (SuDS) for the lifetime of the development as well
as the setting up of a management company for purpose of administering and
maintenance of the SuDS.
Transport – Planning obligations may be used to secure the following types of
transport measures:
-

Grade-separated crossings of the Aylesbury railway line

-

Improved railway under-bridges

-

Submission and implementation of a Travel Plan and the payment of a
monitoring fee to BCC

39

-

Payment of contributions to Buckinghamshire County Council to carry out
improvements to cycle and pedestrian facilities adjacent to the sites

-

Payment of contributions to Buckinghamshire County Council for a new or
enhanced bus service(s) to serve the site

Section 278 Agreements for highway improvements
A Section 278 agreement allows developers to enter into a legal agreement with
Buckinghamshire County Council as Highway Authority to fund alterations or
improvements to the public highway, having regard to the needs arising from a
development. Where highway schemes require developers to offer up land within
their control for adoption as public highway, a s278 agreement may be combined
with clauses entered into under Sections 38/72 of the Highways Act 1980.

Examples of measures that may be secured in a S278 Agreement are improvements
to local junctions, new roundabouts, new pedestrian crossings and footpath provision
or widening.

Wycombe Community Infrastructure Levy
The District Council adopted a Community Infrastructure Levy (CIL) Charging
Schedule, taking effect from 1 November 2012. This is a charge on most types of
new developments to fund additional infrastructure to support the development of the
area. Some types and sizes of development, including small extensions, affordable
housing units and development by charities are exempt from liability to pay the levy,
and some developments are zero rated. Details are set out in the Charging Schedule
and accompanying documents.

The charge for new residential development in Princes Risborough is £150 per
square metre subject to an annual adjustment for inflation. This normally equates to
between £10,000 to £20,000 per dwelling, although as stated above affordable
housing dwellings are exempt.

The Council must publish a list of projects or types of infrastructure that maybe
funded through the CIL.

This is a requirement of Regulation 123 of the CIL

Regulations and is referred to as the CIL R123 List. To avoid double counting
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between planning obligations and the CIL, and projects listed on the CIL R123 List
cannot also be funded through planning obligations. The Council has committed to
an early review of the CIL 123 list including the infrastructure schedule to take
account of the preparation of the PRTP.
The review will also provide clarity about the roles of s106 contributions and CIL in
respect of what each mechanism is intended to fund in connection with the
development of the Expansion Area to ensure there is no ‘double charging’ of
developer contributions.

CIL funds may be used to part fund some strategic

transport measures outlined in the transport report, town centre regeneration
schemes, secondary school places, strategic green infrastructure projects, doctor
surgeries and indoor sport.

The CIL Regulations impose a duty on the Council to pass 15% of CIL funds
directly to the relevant parish or town council raised from developments in
their areas. This is known as the “local allocation.” The local allocation rises to
25% in areas which have adopted a neighbourhood development plans.
In recognition of the extraordinary contribution that the town will be making to
the overall housing needs of the District, Wycombe District Council have
agreed to grant 25% of the CIL revenue from the expansion to the Town
Council, as if they had been promoting an neighbourhood development plan.
Over the two years 2013-15, the Buckinghamshire Thames Valley LEP has secured
up to £115M grant funds which have been used to support or part-fund measures to
grow the Buckinghamshire economy. The Government has set aside further funds
for distribution through the LEPs and the likelihood of schemes at Princes
Risborough attracting a contribution from the LEP will be set within the overall
priorities for schemes across Buckinghamshire.
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Section 13: Infrastructure Delivery Schedule
Overall position/
Evidence base

Required works

Delivery Partner

Indicative Cost
information

Delivery mechanism

Additional
capacity required

2 stepped bridge rail
crossings* (PR31 and
realigned Mount Way foot
path) and pedestrian,
cycle underpass for
Wades Park

BCC (with input from
WDC and LEP)
Network Rail

£300k for
stepped; cost
unknown for
underpass

TBC

Relief road

Additional
capacity required

Full route from Grove
Lane to Summerleys
Road (subject to current
assessment) (Tibbalds
2014)

BCC, WDC, LEP,
Network rail

£53-78m
depending on
route.

TBC

New bus route /
bus support over
5 years

Improved local
services

One new quality bus
partnership

Bus operators, BCC

£220,000 per
year for 5 years

s106

Cycling, walking,
rights of way
improvements

Improved
capacity: links to
key locations,
including
transport hubs
and town centre

Range of improved
footway and cycleways
improvements

Improvements
required

Range of town centre
public realm
improvements

Infrastructure type
Transport

Railway crossings
for pedestrians
and cyclists

Town centre
public realm
improvements
and traffic
management
strategy

BCC, WDC

BCC, WDC, PRTC
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£3m (from
comparative
scheme in
Aylesbury)

£1m to £2m
(from
comparative
schemes in High
Wycombe)

Schemes delivered by
developers/ and or BCC through
s106/S278 Agreements.
Some off-site improvements
may be delivered through the
CIL
Schemes on highways land
delivered primarily by BCC.
Other schemes may be led by
the Town Council.
Some schemes may be
necessary to be delivered
through S106; others CIL

Infrastructure type

Overall position/
Evidence base

Required works

Delivery Partner

Indicative Cost
information

Delivery mechanism

TBC

Developers will be required to
fund the necessary studies. The
infrastructure will be delivered
both on and off site through new
mains supply and connections to
existing mains. Agreements for
delivery are made directly
between the developer and
Thames Water.

Utilities

Water supply

Enough water
overall but some
further distribution
infrastructure
needed

Local requirements may
include new mains
connections and water
booster stations to
maintain water pressure.

Sewage

Enough capacity in
sewage works
adjoining site but
need for upgrade to
accompany growth.

Upgrades to the works.

Thames Water

TBC

Capacity upgrades including
additional plant and machinery
will be included in the Thames
Water Asset Management Plan.

Gas and Electric

Enough capacity in
existing
transmissions

Local reinforcements to
gas and electricity
networks - upgrades
that maybe required
include new substations
and gas mains

National Grid and UK
Power Networks

unknown funded direct by
developer/ utility
companies

The upgrades and funding will
need to be formally agreed
between the developers and the
utility companies.

Ultra-fast
broadband

Developers to
ensure that there is
sufficient
broadband capacity
to accommodate
the new
development and
should upgrade to
fibre optic
broadband if not
already existing

Broadband to be
provided at all sites

BT or other providers

unknown funded direct by
developer/ utility
companies

Funded direct by developers in
consultation with broadband
providers.

Thames Water
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Infrastructure type

Overall position/
Evidence base

Required works

Delivery Partner

Indicative Cost
information

Need for
additional
facilities/ capacity

On-site provision of
nursery

Bucks CC Education
and Social Services

Nursery
incorporated in
primary school

Bucks CC Education

£9.6 M approx.
(assume free
land)

BCC delivery through S106
contributions.
The level of contributions will be
confirmed when exact housing
numbers are known.

Bucks CC Education,

Overall costs: to
meet the
demand
generated by an
additional 2500
homes is £12.3
m (i.e. £4.1 m
per fe)

BCC delivery - funding TBC

NHS England, CCG

TBC

Delivered directly by NHS
through CIL and/or other core
NHS funding.

Delivery mechanism

Social infrastructure
Early Years
Education

3 forms of entry primary
school as minimum (1 x 3
FE or 1 x 2 FE and 1 x
1FE) + nursery;
Education
(primary)

Need for more
capacity

2 x 2FE would be
preferred to allow future
head room but scheme of
2500 units assessed to
generate 760 primary
pupil places which
equates to 3.6 FE

Education
(Secondary)

Need for more
capacity

397 upper school places
230 grammar school
places: either 1FE
expansion of PR school
and 1FE expansion
elsewhere or 2FE
expansion of PR school.

Health

Need for
additional primary
care facilities/
capacity

Expansion to car park for
existing surgery
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Infrastructure type
Community
facilities
(including
community
meeting space)

Libraries

Social Care

Overall position/
Evidence base

Need for more
capacity

TBC - may be
some capacity
increases
required at the
existing library
TBC Presume
need for
additional
facilities/ capacity

Required works
Two small community
facilities - delivered as
part of changing
rooms/clubhouses to
serve sport and recreation
facilities
TBC - may be some
capacity increases
required at the existing
library

TBC

Delivery Partner

Indicative Cost
information

Delivery mechanism

Wycombe District
Council

£2m (assume
free land)

Delivered direct by developers
on site. Wider improvements to
existing facilities may be
delivered through CIL funds.

Bucks CC

TBC

Delivered by BCC through core
BCC funding and/or CIL

Bucks CC Social
Services; NHS

TBC

Delivered through County
Council/ NHS

Open Space

Strategic open
space

Need for more
capacity

16.5 ha to 20.63 ha
(based on DM16 policy)

Local open space

Need for more
capacity

5.75 ha to 7.19 ha (based
on DM16 policy)

WDC; Developers,
PRTC

TBC - primarily
on-site
developers

Developers

TBC - primarily
on-site
developers
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Delivered direct by developers
on site - facilities likely adopted
by Town Council - appropriate
maintenance sums required.
Some strategic open space
could be delivered off-site e.g.
improved facilities at Wades
Park.
Delivered direct by developers
on site - facilities likely adopted
by Town Council - appropriate
maintenance sums required

Infrastructure type

Overall position/
Evidence base

Delivery Partner

Indicative Cost
information

Delivery mechanism

Play space

Need for more
capacity

On-site provision

Developers

TBC - primarily
on-site
developers

Delivered direct by developers
on site - facilities likely adopted
by Town Council - appropriate
maintenance sums required

Need for more
capacity

On-site provision

Developers, WDC,
PRTC

TBC - primarily
on-site
developers

Delivered direct by developers
on site - facilities likely adopted
by Town Council - appropriate
maintenance sums required

Allotments

To be determined

To be determined

WDC; Bucks CC

To be
determined

To be determined

PRTC

approx. £285k

CIL

WDC, Thames
Water, EA

unknown funded direct by
developer

Developers to provide on-site.
Some strategic SuDS likely
required.

Required works

Other
Other art and
culture

Burial Grounds

Need for more
capacity

Flood mitigation

Area at risk of
surface and
groundwater
flooding

Offsite contribution to
phase 2 of Stratton
Memorial Gardens
expansion
SuDS to be implemented
as part of schemes
coming forward
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Infrastructure type

Emergency
services

Overall position/
Evidence base

Increases in
capacity may be
required

Required works

Delivery Partner

Indicative Cost
information

Police may require
various kit such as new
patrol cars, automatic
number plate recognition
systems to ensure an
effective service
Appropriately located fire
hydrants throughout the
development

Delivery mechanism

Delivered by emergency
services through core funding or
CIL.

TVP, BMKFS

TBC

Fire hydrants should be
delivered direct by
developments.
Streets and parking should be
designed so that emergency
vehicles have access.

Rapid response Amenity
Points for the ambulance
service
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Appendix 1: Layout specifications of open space and play provision
The facilities should be constructed in accordance with Sport England design
guidance notes available at http://www.sportengland.org/facilities-planning/toolsguidance/design-and-cost-guidance/ or the FA standards outlined in the FA Guide to
3G turf pitches.
Tennis Courts: The 2015 Sports Facilities Strategy identified a deficiency of tennis
courts across the District. In addition, the changing facilities at Princes Risborough
Tennis Club were shown to require improvements. Princes Risborough Tennis Club
has previously investigated the possibility of expanding and creating a satellite site
elsewhere in the town due to the constraints of the existing location. This new facility
would enable the Club to expand, and provide sustainable management for the new
courts.
MUGA: the MUGA should be constructed to District standard, being ‘a rectangular
flat surface, usually of tarmac, with the court measuring a minimum of 30m x 15m
with fencing around the perimeter, regulation markings for a range of sports (typically
five aside football, basketball, netball and tennis) and goals/hoops at each end of the
court’.
Changing Facilities: it is assumed that the rugby and football pitches will be located
separately and so two clubhouses will be required.

Both facilities should include a

community facility to address the deficit within the town. In addition, the football/
tennis clubhouse should be carefully designed so it can be used by players from
both sports with separate changing rooms.

It should be large enough and of an

appropriate design to accommodate both the regular users for all sports and any
visiting teams on match days.
Flood Lighting: the facilities should be floodlit where possible to maximise pitch use
throughout the year and in the evenings.
Car Park: the location of the development site means that most users will choose to
drive to the site. A car park will be required to meet this demand, close to the sports
and changing facilities with a suitably surfaced access road across the development.
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Access: Access will be required across the development site to the car park. This
should be suitably surfaced and designed to accommodate the numbers of users
without causing disturbances to the residents.

Appendix 2: Layout specifications of open space and play provision, Fields in
Trust:
The Local Area for Play (LAP) or Doorstep Play Space
The LAP is a small area of open space specifically designated and primarily laid out
for very young children to play close to where they live i.e. within 1 minute walking
time. The LAP is a doorstep play area by any other name. LAPs are designed to
allow for ease of informal observation and supervision and primarily function to
encourage informal play and social interaction. The LAP requires no play equipment
as such, relying more on demonstrative features indicating that play is positively
encouraged.
In general terms, the following characteristics apply to a LAP:











It is intended primarily for children up to the age of 6, though it will be used by
older children at different times of the day or evening
It is within 1 minute walking time of the child’s home
It is best positioned beside a pedestrian route that is well used
It occupies a well-drained, reasonably flat site surfaced with grass or a hard
surface
The recommended minimum activity zone is 100 sq m
A buffer zone of 5 metres minimum depth normally separates the activity zone
and the forward-most part of the nearest dwelling that faces the LAP. Gable
end or other exposed walls can be protected from use for ball games by, for
example, providing a dense strip of planting of 1 metre minimum depth. The
buffer zone includes varied planting to provide a mix of scent, colour and
texture
It may contain demonstrative features that allow young children to identify and
claim the space as theirs
Depending on location it may have a 600mm guard rail, low fence or planting
to indicate the perimeter. Similarly, depending on location, there may need to
be a barrier limiting the speed of a child entering or leaving the LAP
There should be a sign indicating that the area is for children’s play and that
dogs are not welcome

Local Equipped Area of Play (LEAP)
The LEAP is an area of open space specifically designated and laid out with features
including equipment for children who are beginning to go out and play independently
close to where they live, usually within 5 minutes walking time.
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Play features including equipment are an integral part of the LEAP and the
attractiveness of such spaces, though it is also important that the space can be used
for physical activity and games. LEAPs can be the place for boisterous activity and
therefore it is important to give careful consideration to siting. In summary, if a LEAP
is properly sited, equipped, overseen and maintained it is able to meet the needs of
children without being a source of nuisance to other residents.
The main characteristics of a LEAP are:







It is intended primarily for children who are beginning to go out and play
independently
It is within 5 minutes walking time of the child’s home
It is best positioned beside a pedestrian route that is well used
It occupies a well drained, reasonably flat site surfaced with grass or a hard
surface, together with impact absorbing surfaces beneath and around play
equipment or structures as appropriate
The recommended minimum activity zone is 400 sq m
A buffer zone of 10 metres minimum depth normally separates the activity
zone and the boundary of the nearest property containing a dwelling. A
minimum of 20 metres should normally be provided between the activity zone
and the habitable room façade of the nearest dwelling. Where these minimum
distances apply, careful consideration needs to be given to:
1. The design of any means of enclosure, planting scheme and/or other
physical features on the boundary of the residential property
2. The siting of features including equipment within the activity zone, to
preclude opportunities for overlooking nearby gardens or dwellings, potential
loss of privacy and creation of nuisance.

For high density developments – particularly on brownfield sites – the buffer zone
may have to be reduced in order to provide play facilities for the children. Design is
again of key importance:






The buffer zone includes varied planting to provide a mix of scent, colour and
texture
It is designed to provide a stimulating and challenging play experience that
may include equipment providing opportunities for balancing, rocking,
climbing, overhead activity, sliding, swinging, jumping, crawling, rotating,
imaginative play, social play, and play with natural materials such as sand and
water, or other activities. The number and nature of equipment and structures
is a matter for local consultation and decision though provision for a minimum
number of six play experiences is recommended
There is adequate space within the area of the LEAP to allow children to be
generally active and play ‘chase’ type games
The question of enclosure is one for the manager but the boundaries should
be recognisable by landscaping. Perimeter fences are generally considered
inappropriate though some fencing may be necessary if the site adjoins one
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or more roads. If the LEAP is enclosed there should be two, outward-opening,
self-closing gates on opposite sides of the LEAP. If fencing is used, a height
of 1 metre is suggested. Depending on location, there may need to be a
barrier limiting the speed of a child entering or leaving the LEAP
Seating for accompanying adults and siblings should be provided, together
with one or more litter bins
There should be a sign indicating that the area is for children’s play and that
dogs are not welcome. The name and telephone number of the facility
operator should be provided with an invitation to report any incident or
damage to the LEAP or the play equipment. The location of the nearest
telephone should also be indicated

There may be occasions when it is appropriate to design the LAP and the LEAP
adjacent to each other. In these circumstances the buffer zone between the two
should be reduced or removed, but the buffer zone around the LAP part of the
provision should be that which is appropriate for a LEAP.
Neighbourhood Equipped Area of Play (NEAP)
The NEAP is an area of open space specifically designated, laid out and equipped
mainly for older children but with play opportunities for younger children as well.
Located within 15 minutes’ walk from home, the NEAP is sufficiently large to enable
provision for play opportunities that cannot be provided within a LAP or LEAP.
Play equipment is a particularly appropriate form of provision for younger children.
As children grow older, towards the latter stages of primary school age, they are
looking for different challenges and stimuli. They engage more in wheeled activities
and informal ball games, sometimes taken up as formal sport. As they move towards
their teenage years, young people increasingly seek out opportunities to meet
friends away from home, looking for places to meet socially.
The NEAP can provide a greater variety of opportunity for both active and passive
play. It can provide play equipment, and a hard surface area for ball games, or
wheeled activities such as roller skating or cycling. It may provide other facilities
such as a ramp for skateboarding, a rebound wall, and a shelter for meeting and
socialising. The facilities are linked in the one site because children of different ages
and abilities like to take part in a range of activities, as do their siblings. Careful
consideration should be given to the location and interaction of the different facilities
provided both on site and in relation to the local environment. Consultation is a key
ingredient of successful design and community acceptance.
The main characteristics of a NEAP are:




It is intended primarily for use by older children of relative independence, who
have the freedom to range further from home
It is within 15 minutes’ walking time of the child’s home
It is best positioned beside a pedestrian route that is well used
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It occupies a well-drained site, with both grass and hard surfaced areas,
together with impact absorbing surfaces beneath and around play equipment
or structures as appropriate
The recommended minimum activity zone is 1000 sq m, comprising an area
for play equipment and structures, and a hard surfaced area of at least 465 sq
m (the minimum needed to play 5-a-side football)
A buffer zone of 30 metres minimum depth normally separates the activity
zone and the boundary of the nearest property containing a dwelling. A
greater distance may be needed where purpose-built skateboarding facilities
are required. Where these minimum distances apply, careful consideration
needs to be given to:
1. The design of any means of enclosure, planting scheme and/or other
physical features on the boundary of the residential property
2. The siting of equipment and features within the activity zone, to
preclude opportunities for overlooking nearby gardens and dwellings
and potential loss of privacy and creation of nuisance












The buffer zone includes varied planting to provide a mix of scent, colour and
texture
It is designed to provide a stimulating and challenging play experience that
may include equipment and other features providing opportunities for
balancing, rocking, climbing, overhead activity, sliding, swinging, jumping,
crawling, rotating, imaginative play, social play, play with natural materials
such as sand and water, ball games, wheeled areas or other activities. The
number and nature of equipment and structures is a matter for local
consultation and decision, though provision for a minimum number of nine
play experiences is recommended
There is adequate space within the area of the NEAP to allow for children to
be generally active and play ‘chase’ type games
The question of enclosure is one for the manager but the boundaries should
be recognisable by landscaping. Perimeter fences are generally considered
inappropriate though some fencing may be necessary if the site adjoins one
or more roads. If the NEAP is enclosed there should be two, outward-opening,
self-closing gates on opposite sides of the NEAP. If fencing is used, a height
of 1 metre is suggested. Depending on location, there may need to be a
barrier limiting the speed of a child entering or leaving the NEAP
Seating for accompanying adults and siblings should be provided, together
with one or more litter bins
There should be a sign indicating that the area is for children’s play and that
dogs are not welcome. The name and telephone number of the facility
operator should be provided with an invitation to report any incident or
damage to the NEAP and the play equipment. The location of the nearest
telephone should also be indicated
Convenient and secure parking facilities for bicycles should be provided
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