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5.1 High Wycombe area
5.1.1

High Wycombe is the main centre of Wycombe District it has the greatest
concentration of jobs, services, transport and other facilities in the District
and is therefore a sustainable location for growth.

5.1.2

The High Wycombe area is made up of a number of distinctive settlements
and communities which either adjoin or are close to High Wycombe. These
are Downley, Hazlemere/Widmer End/Tylers Green, Loudwater and
Wooburn Green. In strategic terms these are part of the wider urban area of
High Wycombe which has a population of over 90,000.

5.1.3

The Delivery and Site Allocations Plan includes major proposals to enhance
the town centre and this plan does not change those proposals.

5.1.4

Key issues for the town include:


The limited scope for the expansion of the town given the Green Belt
and Area of Outstanding Natural Beauty constraints;



The decline in the manufacturing base and associated business
floorspace, and need to change the perception of the town’s economic
role, providing for the needs of new business;



The topography and landscape setting of the town – both an asset and a
constraint on development;



The pressures on the local road network, accentuated by the
topography.

5.1.5

The Sustainable Community Strategy identifies the vision for High Wycombe
as the main town in the district where improved transport services and
transformed town centre have made High Wycombe a distinctive place and a
hub for jobs, retail and leisure activities in southern Buckinghamshire. It also
identifies it as an area where regeneration improvements should continue to
transport links improved.

5.1.6

To deliver this vision and address the key issues in the town, the following
principles for the High Wycombe area are set out below.
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PRINCIPLES FOR THE HIGH WYCOMBE AREA
To meet the district-wide Strategic Objectives, the Council will shape
development in the High Wycombe area to:
1. Cherish the Chilterns
a) Recognise the unique role of the Chilterns valley landscape;
b) Reduce the visual divide between the surrounding landscape and
townscape through positive integrated structural planting and
enhanced canopy cover;
c) Improve the relationship and connections between the urban and rural
areas.
2. Strengthen the Sense of Place
a) Respect and improve the physical and community identity of the
adjoining settlements to High Wycombe;
b) Continue to transform people’s perceptions of the town, creating a
diversity of uses that satisfies the community’s needs including those
of young people;
c) Secure further environmental enhancements to the River Wye and
Hughenden Stream corridors including opening them up;
d) Improve the quality and provision of open space in the Desborough
area.
3. Foster economic growth
a) Protect existing employment land, providing new sites and securing
regeneration of Cressex Business Park;
b) Improve access and egress to Cressex Business Park.
4. Improve strategic connectivity
a) Improve access to the town from the M40;
b) Improve sub regional north-south connectivity, without causing harm to
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the Area of Outstanding Natural Beauty;
c) Provide a strategic walking and cycling route to Bourne End and
Wooburn along the former railway line whilst investigating the case for
the railway to be re-opened.
5. Facilitate local infrastructure
a) Improve congestion on the London Road and other key congestion
hotspots;
b) Implement alterations to the town centre road and pedestrian network;
c) Further develop the cycle network;
d) Continue to improve public transport including the introduction of
smart bus technology;
e) Expand both primary and secondary education provision;
f) Provide primary care where required.
6. Deliver housing
a) Accommodate broadly 50% of the District’s housing need;
b) Develop the former reserve sites;
c) Release strategic and smaller sites from the green belt.
7. Champion town centres
a) Ensure High Wycombe town centre is a “people place” where people on
foot, cycle and using public transport enjoy a street network designed
with their needs in mind;
b) Stimulate the lunch time and after work retail trade through establishing
office uses within the town centre;
c) Make significant improvements to the quality of the town centre by rerouting traffic and “opening” up the River Wye;
d) Ensure uses in the M40 corridor close to Junction 4 provide wider
benefits to the town, that do not compete with the town centre, and that
help to facilitate better access to the town centre;
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e) Provide improved links from the town centre to the Desborough area.
8. Mitigate for Climate Change
a) Accommodating significant growth in the Wycombe urban area
including on previously developed sites within the town.

Main proposals
Figure 10 Main Proposals in the High Wycombe area

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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5.1.7

Figure 10 shows the key proposals for High Wycombe area. The section
below goes in more detail about the housing sites allocated or proposed as
options in this plan, as well as policies for economic development and land
for a cemetery.

Housing or Mixed Use Sites including Housing
5.1.8

The following sites are identified for housing or housing led mixed use
development. Site specific policies are included for these sites below

Table 11 Sites identified for housing or housing-led mixed use development in the
High Wycombe area
Policy
reference

Site

Area
(hectares)

Indicative
dwelling
numbers

HW4

Abbey Barn North

11.32

100

HW5

Abbey Barn South and
Wycombe Summit

34.3

505

HW6

Gomm Valley and Ashwells

74

530

HW7

Terriers Farm and Terriers
House

24.6

500

HW8

Land Off Amersham Road
Including Tralee Farm,
Hazlemere

12.87

350

HW9

Land at Green Farm,
Glynswood, Green Hill, High
Wycombe

1.62

50

HW10

Horns Lane, Booker, High
Wycombe

2.04

64

HW11

Clay Lane, Booker, High
Wycombe

1.97

30

HW12

Leigh Street, Desborough
Area, High Wycombe

1.21

275

HW13

Former Bassetsbury
Allotments, Bassetsbury Lane

2.08

30

HW14

Highbury Works/Hazlemere
Coachworks, Chestnut Lane,

0.62

14
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Hazlemere
HW15

5.1.9

Land to the rear of Hughenden
Road, High Wycombe

2.55

no number
allocated

The following additional sites are included for housing development and are
shown on the Policies Map.

Table 12 Additional sites identified for housing in the High Wycombe area
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Site

Area
Indicative
(hectares) dwelling
numbers

JC and MP Smith, Princes Gate (also known as
Ricketts road, Ryedale), High Wycombe, HP13
7AB

0.16

32

46 West Wycombe Road High Wycombe
Buckinghamshire HP11 2LW

0.08

12

193-197 West Wycombe Road High Wycombe
Buckinghamshire HP12 3AW

0.19

9

Edie Pusey House 9A Amersham Road High
Wycombe Buckinghamshire HP13 6PN

0.18

8

Delafield Heights South, Longland Way / Pettifer
Way, previously known as Flats off
Chairborough Road

0.7

40

Frank Hudson Furniture Factory, Rosebery
Avenue, High Wycombe

0.11

11

Kitchener Works, Kitchener Road, adjacent to
Smewin Court, High Wycombe

0.24

14

Notcutts Garden Centre, Clay Lane, High
Wycombe

0.91

15

Delafield Heights North, (Longland Way /
Pettifer Way, also known as Castlefield Estate,
High Wycombe)

1.74

32

Casa Mia, Gillets Lane, High Wycombe, HP12
4BB

0.23

12

7-8 High Street, High Wycombe

0.06

12

17-19 Frogmoor, High Wycombe

0.04

11

Wycombe District Local Plan Local Plan – Regulation 19 Version October 2017
Site

Area
Indicative
(hectares) dwelling
numbers

27 High Street, High Wycombe

0.01

5

Rear of 154-156 West Wycombe Road, High
Wycombe

0.1

10

Burleighfield House (Mayflower House), London
Road, Loudwater

1.55

11

Dashwood Avenue, High Wycombe

0.89

70

34 Dashwood Avenue High Wycombe
Buckinghamshire HP12 3DX

0.02

5

Ogilvie Road, High Wycombe

0.21

9

Land to the rear of Quebec Road, High
Wycombe

0.18

5

Netley Works, 89 Queens Road, High Wycombe

0.08

11

Garages between Chiltern Avenue and Rutland
Avenue, High Wycombe

0.38

10

Garages at Tyzack Road, High Wycombe

0.25

6

Garages at Havenfield Road, High Wycombe,
HP12 4ST

0.03

5

1-9 Shaftesbury Street, High Wycombe, HP11
2NA

0.03

9

The Gordon Arms, Gordon Road, High
Wycombe

0.11

11

Sunnyside and St Johns House, High Wycombe

0.09

5

Westside Fruit/The Apple Orchard, Clay Lane

0.62

11

Beaumont, 3-13 Holmer Green Road,
Hazlemere

0.31

28

Thame House, Castle Street, High Wycombe

0.25

120
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Site Specific Policies for Housing Sites
Reserve Sites
5.1.10 The 2008 Core Strategy identified 5 sites as being “Reserved Sites for
Future Development”. Four of these sites are in the High Wycombe urban
area. These sites are:


Abbey Barn North (High Wycombe)



Abbey Barn South (High Wycombe)



Gomm Valley and Ashwells (High Wycombe)



Terriers Farm (High Wycombe)

5.1.11 The fifth reserve site, Slate Meadow, is in Bourne End and Wooburn
5.1.12 In 2014 the Council decided to release the reserve sites to help provide sites
for new homes and other development70. Following this decision, a range of
work has been undertaken with liaison groups made up of community
representatives, and with developers and house builders to help determine
how these sites should be developed. For each site a development brief is
being produced setting out the principles for how the sites should be
developed. Where appropriate the site specific requirements from these
briefs has been included in the policies for each site.
5.1.13 Once produced the briefs will adopted by the Council and development
proposals will need to be in accordance with the Development Brief.
5.1.14 Development of all of the reserve sites will result in pressure on the highway
network and will require junction improvements and wider contributions as
demonstrated by transport modelling work71 to support the development of
the sites. There will also be site specific and wider infrastructure

70

Meeting of the Wycombe District Council Cabinet dated Monday 17 November, 2014, agenda item
60, Improvement and Review Commission ‘Call-In’ of Cabinet Decision 20 October 2014 ‘Reserve
Sites and Progressing the Local Plan’
71 High Wycombe Reserve Sites Transport Framework (January 2016, Jacobs)

94

Wycombe District Local Plan Local Plan – Regulation 19 Version October 2017
requirements which have been identified in the Infrastructure Delivery Plan72
as well as in supporting transport assessments for each site.
HW4 – Abbey Barn North73
5.1.15 Abbey Barn North is an 11ha site that is located off Abbey Barn Lane, it is a
sloping and elevated site that is visible from the opposite side of the Wye
Valley and is covered by a mix of scrub and woodland.

POLICY HW4 – ABBEY BARN NORTH
The site as shown on the Policies Map is allocated for residential development
and is required to:
1. Place making
a) Be sensitively designed to reflect and take into account the “bowl”
shaped topography and sloping nature of the site.
2. Transport
a) Provide for footpath, cycle and bridleways through the site to link
Abbey Barn Lane, Deangarden Wood, the former railway line, the former
ski-slope, Kingsmead Road/Bassetsbury Lane and Deangarden Rise;
b) Provide a site access and layout that:
i.

Where feasible provides in part the realignment of Abbey Barn
Lane through the site;

ii.

Does not prejudice the realignment of Abbey Barn Lane through
the site and the reconfiguration of the Abbey Barn Lane/ Abbey
Barn Road/ Kingsmead Road junction.

c) Provide off-site highway, pedestrian and cycle works including:
i.

A contribution to improvements to London Road;

72

Local Plan Publication Version Infrastructure Delivery Plan (September 2017, Wycombe District
Council)
73 Policies HW1, HW2 and HW3 are in the Delivery and Site Allocations for Town Centres and
Managing Development Plan (2013), which also contains policies for High Wycombe Town Centre.
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ii.

A contribution towards improvements to Abbey Barn Lane;

iii.

A widened footbridge of 3 metres width over the Back Stream that
connects Kingsmead Road with Bassetsbury Lane (or provide an
additional cycle bridge of at least 2 metres width) to provide
shared use for cyclists / pedestrians;

iv.

Improvements to walking, cycling and horse riding along the old
railway line east from the site to the bottom of Spring Lane.

3. Green Infrastructure/Environment
a) Ensure that there is no loss or deterioration of the woodland margin of
Deangarden Wood and maintain at least a 15 metre buffer between the
development and the woodland;
b) Enhance the ecological value of Deangarden Wood to ensure the
increased recreational use of the wood does not lead to a negative
ecological impact;
c) Enhance the ecological value of the former Bourne End to High
Wycombe Railway Line corridor as part of the green infrastructure
network;
d) Retain and secure long term management of a substantial area of the
chalk grassland habitat.
4. Landscape
a) Minimise impact upon the wider views over and through the valley from
the surrounding landscape;
b) Retain the characteristic wooded backdrop to the settled valley floor;
c) Retain the mature woodland in the eastern corner to ensure its
landscape contribution to Deangarden Rise, Abbey Barn Road and
Kingsmead Road is maintained;
d) Minimise the removal of young woodland along Abbey Barn Lane to
maintain the sylvan character of the lane, and mitigate for any loss
through replanting.
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5. Other
a) Provide a commensurate financial contribution secured by planning
obligation for primary education provision.

5.1.16 The indicative number of dwellings for the site is 100.
5.1.17 In order to protect the character of the landscape, conventional dwellings
with gardens are unlikely to be appropriate. Innovative schemes that provide
dwellings within a landscape setting are more likely to be successful.
5.1.18 Access to this site is problematic given the change in levels and the current
alignment of Abbey Barn and single lane working over the railway bridge. As
a result Abbey Barn Lane will need to be re-aligned.
5.1.19 Providing access will be complex and could be expensive. Subject to
detailed design considering site access options, it would be highly beneficial,
and avoid abortive work, for the site access to implement part of the
realignment of Abbey Barn Lane.
5.1.20 Given that improvements to Abbey Barn Lane are an agreed part of
transport improvements to the town, it would be a false economy to allow
access to the site to prejudice that improvement scheme, or the reconfigured
Abbey Barn Lane/ Abbey Barn Road/ Kingsmead Road junction in any way.
5.1.21 The northern end of the site is crossed by the former Bourne End to High
Wycombe railway line which is safeguarded by policy DM4 of the Delivery
and Site Allocations plan for walking and cycling.
5.1.22 There are a number of opportunities provided by the development to
enhance pedestrian and cycle links, green infrastructure and habitats both
on and off the site.
5.1.23 The site’s visibility means that development proposals need to ensure that
any landscape impacts are minimised and in particular long distance views
of the site are maintained.

97

Wycombe District Local Plan Local Plan – Regulation 19 Version October 2017
5.1.24 The Infrastructure Delivery Plan sets out a number of detailed transport
measures that have been identified as being required as part of the
assessment of the Reserve Sites.
5.1.25 The County Council provides primary education, and it is appropriate that
this site contributes to that provision. A new school is being provided at Pine
Trees, which is to be extended to two forms of entry. The County will direct
the funds to the most appropriate location depending on the timing of the
development.
5.1.26 A development brief will be prepared for this site.
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HW5 – Abbey Barn South and Wycombe Summit, High Wycombe
5.1.27 Abbey Barn South is a 34 ha site that is located on the southern side of High
Wycombe, off Abbey Barn Lane close to the M40, it is a flat area which is
mainly farmland with a significant Ride running through the site.

POLICY HW5 – ABBEY BARN SOUTH AND WYCOMBE SUMMIT
The site as shown on the Policies Map is allocated for residential led mixed
use development comprising Residential, Business and associated
Community Uses.
Development of the site is required to:
1. Placemaking
a) Respond positively to the site and its surroundings to create a
distinctive sense of place, resulting in the Daws Hill development, the
Abbey Barn South development and the Wycombe Summit development
functioning as one place in terms of connectivity, open space and other
facilities and which physically and visually integrates with its
surroundings;
b) Improve public accessibility to the Ride and Deangarden and Keep Hill
Woods;
c) Provide a minimum of 1.6 ha of land for employment uses (B1 or B8) to
be located on the south western corner of the site, adjacent to the area
permitted for employment development on the neighbouring Daws Hill
development, with access from that development.
2. Transport:
a) Provide a vehicular access from Abbey Barn Lane to each site which
respects the important adjacent Green Belt, the setting of the Listed
Buildings to the east and landscape sensitivity in views to/from the
north;
b) Provide a spine road through the site linking the Daws Hill development
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to Abbey Barn Lane built to a standard capable of accommodating
buses;
c) Provide off-site highway works including:
i.

A contribution to improvements to London Road;

ii.

A contribution towards improvements to Abbey Barn Lane.

d) Provide a pedestrian / cyclists crossing on Abbey Barn Lane;
e) Provide for footpaths, cycleways and bridleways through the area
including new links within Deangarden Wood and a footway to Abbey
Barn North (the latter to be provided as part of the Wycombe Summit
development);
f) Provide an appropriate footpath / cycleway network connecting with:
i.

Routes proposed to Handy Cross Hub;

ii.

The existing route linking Daws Hill and Keep Hill Road; and

iii.

Amersham and Wycombe College at Flackwell Heath.

g) Provide footpath / cycleway links within the site and the footpath /
cycleway to Flackwell Heath beside Heath End Road;
h) Connect the bridleways through Keep Hill Wood and the Abbey Barn
Lane shared pedestrian path / cycle lane to Winchbottom Lane. This
would complement access to the unclassified road running north-south,
west of Winchbottom Lane;
i) Contribute to the realignment of Abbey Barn Lane and reconfiguration
of the Abbey Barn Lane/ Abbey Barn Road/ Kingsmead Road junction
subject to feasibility.
3. Open space
a) Retain the Ride as shown on the Policies Map as a Green Space;
b) Remove man-made structures from the ski slope and landscape the
slope to improve its visual appearance and biodiversity and allow
public access to the slope;
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c) Relocate the baseball ground to an appropriate off-site location if
necessary.
4. Green Infrastructure/Environment
a) Provide green infrastructure to link the Ride to Deangarden Wood and
which can function as an ecological corridor;
b) Manage and maintain the Ride and Deangarden Wood to retain their
landscape character and maximise their biodiversity value.
5. Landscape
a) Provide new tree planting to create a wooded skyline and a sylvan
character when viewed from within and across the valley;
b) Keep building heights below the existing ridge top tree line of the Ride
and new wooded skyline at maturity to avoid intruding upon views of
the area from the wider landscape;
c) Protect the most visually-sensitive part of the site (the eastern quarter
of Abbey Barn South) through use of lower density and building heights
while retaining existing trees and providing new tree planting;
d) Screen views of development at Wycombe Summit from across the
valley keeping building heights below the existing and new tree line on
the horizon and through new tree planting close to the boundary with
Abbey Barn South.
6. Other
a) Provide a commensurate financial contribution secured by planning
obligation to enable the expansion of the proposed school on the Pine
Trees site (formally RAF Daws Hill) to a two form of entry school to meet
the need for primary school places from the development;
b) Fully consider the impact of the motorway in terms of noise and air
quality, in the design and layout of the development, and provide any
appropriate mitigation measures.
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Figure 11 Abbey Barn South - Illustrative layout

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.

5.1.28 The indicative number of dwellings for the site is 505 dwellings. The Ski
Slope site has planning permission for 30, leaving 475 as the indicative
number for Abbey Barn South
5.1.29 The site has the former RAF Daws Hill site adjoining its western boundary
which is under construction for a residential-led mixed use scheme and
includes the Wycombe Summit site on its eastern end which is subject to
developer proposals. In this context it is important that development
proposals for this site are designed to ensure that a “single place” is created
rather than fragmented development sites. To this end the proposals should
provide for continuity in design, open space and connectivity, specifically the
employment development allocated for this site should be located adjacent
to the area permitted for employment on the former Daws Hill site and there
should be connecting road and pedestrian routes between the sites.
5.1.30 The Council has worked closely with developers and local stakeholders to
produce a development brief for the Abbey Barn South site. This was
adopted in July 2016 and should be used to inform any planning application
submitted for the future development of the site.
5.1.31 Abbey Barn Lane, which provides access to the site needs improvement,
and there are a number of opportunities provided by the development to
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enhance pedestrian and cycle links, green infrastructure and habitats both
on and off the site. The site is on the hill top, and it is important that lessons
are learned from previous generations’ development of hill top locations in
the town to achieve a greater sensitivity to the Chilterns valley setting in
which the town lies.
5.1.32 A significant feature of the site is the woodland ride and the neighbouring
Deangarden Wood which provide both a setting and context for a quality
new development offering opportunities to create accessible public spaces
as well as enhancing green infrastructure and habitats both on and adjacent
to the site.
5.1.33 The Infrastructure Delivery Plan sets out a number of detailed transport
measures that have been identified as being required as part of the
assessment of the Reserve Sites. Development of this site should contribute
towards to the provision of these measures along with any other
infrastructure requirements specified in the IDP.
5.1.34 The County Council provides primary education, and it is appropriate that
this site contributes to that provision. A new school is being provided at Pine
Trees, which is to be extended to two forms of entry. It is likely that the
County Council will direct funds towards this school to meet the educational
needs arising from the site.
5.1.35 The Ride will assist in mitigating the air quality effects on the dwellings of the
location close to the M40, but further measures for both air quality and noise
are likely to be required. The impact of both air quality and noise on the
enjoyment of the Ride is also an important consideration.
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HW6 – Gomm Valley and Ashwells, High Wycombe
5.1.36 The Gomm Valley and Ashwells site is a 74 ha site, located between High
Wycombe and Tylers Green to the north of the High Wycombe to
Marylebone railway line. It is a hillside location that is a mix of arable land,
chalk grassland and woodland.

POLICY HW6 – GOMM VALLEY AND ASHWELLS
The site as shown on the Policies Map is allocated for a residential led mixed
use development comprising Residential, Business and associated
Community Uses. Development of the site is required to:
1. Placemaking
a) Adopt a landscape - led design approach to the development of the site.
This should recognise the intrinsic character and beauty of the hillside
landform, whilst accommodating opportunities for development;
b) Establish an appropriate urban edge to High Wycombe and Tylers
Green and avoid the coalescence of the two settlements, leaving an
undeveloped gap of approximately 200 metres or more at their closest
point, informed by landscape impact, ecological requirements and
character issues;
c) Establish a strong sense of place with a distinctive attractive and
functional living environment through a sensitive design response to
the local context including topography, landscape, habitats and
ecology;
d) Provide 1.2 ha of land for B1 employment uses to the west of the
Peregrine Business Park, subject to a suitable access being provided;
e) Provide a 1 form entry primary school on the southern end of the site.
2. Landscape
a) Pay particular regard to the landscape character and views of the area
from the south, including mitigating unavoidable impacts in a way that
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respects the existing landscape character;
b) Retain undeveloped areas to deliver both ecological and recreational
benefits alongside each other whilst at the time respecting the valley’s
landscape character.
3. Green Infrastructure/Environment
a) Conserve and enhance existing nature conservation interests and
green infrastructure, and facilitate the provision of new habitats by:
i.

Minimising the effects of severance and disturbance on existing
and proposed habitats caused by access and development;

ii.

Retaining and providing appropriate buffers to designated sites
and valuable habitats within the site and beyond the site
boundary to limit adverse effects from development;

iii.

Maximising opportunities for habitat creation and connectivity
as outlined in the Gomm Valley Biological Opportunity Area
(BOA) description with an emphasis on the creation, restoration
and management of lowland chalk grassland, woodland, lowland
meadows and hedgerows to create a resilient habitat network
within the site that connects well with networks beyond the site
boundary;

iv.

Providing a sustainable management framework, to be secured
via legal agreement, for the delivery and ongoing maintenance
of the undeveloped area including new and retained chalk
grassland habitat;

v.

Delivering a significant net gain in biodiversity that reflect the
site’s existing nature conservation interest and its designation
as a Biodiversity Opportunity Area (BOA).

4. Transport
a) Provide directly or make appropriate contributions to off-site transport
works, including, but is not limited to:
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i.

Capacity improvements at the Gomm Road junction;

ii.

Contribution towards a wider A40 package;

iii.

Provision of an attractive shared use pedestrian/ cyclist/
equestrian route through King’s Wood, using existing private
tracks and public bridleways to connect Cock Lane with the
A404 Amersham Road (at the Beech Tree Pub);

iv.

Off-site footpath and cycleway provision;

v.

Improved pedestrian crossing facilities.

b) Provide vehicular access into and through the site, to include a link/
spine road designed to minimise and distribute the impact of additional
traffic on the existing local road network;
c) Provide for bus access through the site.
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Figure 12 Gomm Valley and Ashwells - illustrative layout

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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5.1.37 The indicative capacity of the site is 520. This is likely to be about 400 for
Gomm Valley, and about 120 for Ashwells.
5.1.38 The Council has worked closely with local stakeholders and landowners to
produce a development brief for the site. This was adopted in July 2017 and
should be used to inform any planning application submitted for the future
development of the site.
5.1.39 The site occupies a prominent and sensitive location and there are a number
of long and near distance views of the site. Development proposals need to
reflect both the prominent location and the character of the landscape to
create a place that is sensitively positioned in the landscape. A key issue
that development proposals also need to address is maintaining the physical
separation between High Wycombe and Tylers Green, through the provision
of an undeveloped area of land on the eastern side of the allocated area
which should be used and managed as a key piece of green infrastructure.
The amount of land that is left undeveloped has been identified through
consideration of the landscape, the character and existing green
infrastructure on this side of the site.
5.1.40 There are a number of existing nature conservation designations within the
area:


Gomm Valley SSSI



Gomm Valley Local Wildlife Site



Pimms Grove Ancient Woodland



Little Gomm’s Wood Ancient Woodland

5.1.41 Parts of the site are also covered by the Gomm Valley Biodiversity
Opportunity Area Statement74 which provides a breakdown of the different
habitats on the site.
5.1.42 Buffers of 15m are usually expected to an ancient woodland. A buffer of 50m
is needed for the SSSI. These buffers are to be free of any development,
74

Gomm Valley Biodiversity Opportunity Area Statement (December 2010, Buckinghamshire County
Council)
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including gardens. These distances would only be reduced if there was a
clear and compelling case that this would result in overriding benefits to the
scheme as a whole.
5.1.43 There is a real opportunity for the undeveloped parts of the site to be
managed in the future to achieve significant biodiversity benefits, including
the reinstatement of chalk grassland.
5.1.44 The Gomm Valley is an attractive landscape and as such development
proposals need to reflect this through the consideration of :


The extent of the development parcels;



The height and massing of development;



The development’s relationship with the topography;



The development’s impact on wider views (both into and out of the site);
and,



The integration of structural planting in both the developed and
undeveloped areas of the site.

5.1.45 The combination of landscape sensitivity, significant areas of nature
conservation designations and the importance of avoiding coalescence
between High Wycombe and Tylers Green mean the developable area of the
site is severely restricted, as shown in the illustrative layout plan (figure 12).
5.1.46 Traffic modelling identified the need for a road through the site, which should
be a spine road linking Cock Lane and Gomm Road, to connect the site into
the wider road network along with a number of off-site transport works
including for bus provision. The purpose of this spine road is to distribute
traffic from the development. It is not intended to act as an unofficial ‘bypass’
as this would be detrimental to Penn and Tylers Green due to the increase in
through traffic. The capacity of the spine road and the northern end of Cock
Lane, must therefore be restricted through effective traffic calming to deter
through traffic.
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5.1.47 There are a number of opportunities provided by the development to
enhance pedestrian and cycle links, green infrastructure and habitats both
on and off the site.
5.1.48 In assessing whether severance effects of access and development have
been minimised, the following tests will be used:


Are there suitable alternative routes or areas for development?



Is the severance essential to deliver other sustainability benefits, such as
public transport;



Does the overall improvement to the quantity and quality of wildlife and
biodiversity of the site, including its future management sufficiently
mitigate for the harm caused?

5.1.49 Wycombe is characterised by small pockets of employment land across the
urban area. Evidence indicates that employment adjacent to Peregrine
Business Park would be viable and feasible. This helps to support the
continued provision of employment opportunities in the town.
5.1.50 The infrastructure assessment75 for the plan has identified the need for
supporting strategic open space and education facilities, for the sites on the
north side of the town. However, due to the topography of the Gomm Valley
site, and the need to maximise housing delivery, it is not suitable to
accommodate all of the formal open space needs on-site. These will be
accommodated at Terriers, where the topography is flatter (see HW7).
Instead this site is to accommodate a new primary school.
5.1.51 The Infrastructure Delivery Plan sets out a number of detailed transport
measures that have been identified as being required as part of the
assessment of the Reserve Sites. Development of this site should contribute
towards to the provision of these measures along with any other
infrastructure requirements specified in the IDP.

75

Local Plan Publication Version Infrastructure Delivery Plan (September 2017, Wycombe District
Council)
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HW7 – Terriers Farm and Terriers House
5.1.52 Terriers Farm area is a 24ha plus site located on the northern side of High
Wycombe between Terriers and Hazlemere off the Kingshill Road. The site
is mainly fields currently used for grazing. It also includes Terriers House,
the adjacent disused cricket field and an area of woodland to the East
opposite DeHavilland Drive.

POLICY HW7 – TERRIERS FARM AND TERRIERS HOUSE
The site as shown on the Policies Map is allocated for residential
development and strategic open space.
Development of the site will be required to:
1. Placemaking:
a) Maintain the physical separation between Terriers and Hazlemere to
preserve the individual character of these locations by locating
strategic open space as an extension to the existing recreation
ground;
b) Integrate the historic Terriers Farm barns
2. Green Infrastructure/Environment/Landscape:
a) Retain and enhance the pond and its environs;
b) Provide a buffer of an average 15m within the site to protect the trees
and hedgerows at the margin of Lady’s Mile, and the setting of the
AONB;
c) Retain the main North-South hedgerow, which has an adjacent public
footpath, as the major green link through the site;
d) Retain a green link between King’s Wood in the south and the Area of
Outstanding Natural Beauty countryside to the north to retain its
function as a wildlife corridor;
e) Retain the field boundaries within the site.

111

Wycombe District Local Plan Local Plan – Regulation 19 Version October 2017

3. Open space
a) Provide appropriate high quality sport and recreation hub linking to
the adjacent playing fields and facilities at Hazlemere Recreation
Ground;
b) Provide a financial contribution towards additional car parking and
upgrades to the existing changing facilities at the adjacent recreation
ground or make appropriate provision within the site. If the vehicle
access to the existing recreation ground proves unsuitable then
access will need to be gained from the reserve site and parking and
changing facilities will need to be located within the new playing fields;
c) Protect the former cricket pitch associated with Terriers House as
open space unless alternative additional open space provision is
provided elsewhere on the site.
4. Transport:
a) Provide directly or make provision for off-site transport works. This
should include, but is not limited to:
i.

Improving the public right of way between the site and the
A404 Amersham Road to make it safe and convenient for
increased use;

ii.

Providing two vehicle accesses into the site which connect
through the site, including an access onto the A404 Amersham
Road opposite De Havilland Drive;

iii.

Widening the carriageway of Kingshill Road to the east of any
site access from this road;

iv.

Providing improvements to the A404 Amersham Road /
Kingshill Road / Totteridge Lane junction as part of an overall
improvement scheme for the junction;

v.

Implementing traffic calming measures on North Road and
Brimmers Hill through Widmer End to limit the potential for
additional traffic rat running through this area if required.
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vi.

Rationalising the position of and improve key bus stops on
A404 Amersham Road;

vii.

Providing an improved pedestrian crossing of the A404
Amersham Road in the vicinity of new or relocated bus stops.

b) Provide a new footway on Kingshill Road and crossing point to
provide for key desire lines;
c) Upgrade the Lady’s Mile bridleway and public right of way connecting
Green Road (near Terriers Farm) to Benjamin’s Footpath near High
Wycombe town centre, including possible safe and partly off road
infrastructure improvements to provide connections between
Hazlemere and the town centre.
5. Other
a) Provide a commensurate financial contribution secured by planning
obligation to enable the delivery of the proposed school on the Gomm
Valley & Ashwells allocated site to meet the need for primary school
places from this development.
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Figure 13 Terriers Farm and Terriers House - Illustrative layout

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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5.1.53 The indicative capacity of the site is 500
5.1.54 A key issue that development proposals need to address is maintaining the
physical separation between Terriers and Hazlemere as well as reflecting
the rural fringe location of the site.
5.1.55 The existing field boundaries within the allocation have the potential to
provide a structure to development of the site. The size and arrangement of
these parcels means that planning the layout of the site around them could
result in suitable development parcels. The field boundaries should only be
removed where an effective layout cannot otherwise be achieved. In order to
provide a road through the site it is recognised that there will need to be a
breach in the main North-South hedgerow. The extent of this should be
minimised to reduce the impact on the integrity of the hedgerow.
5.1.56 There are opportunities to promote and enhance existing green
infrastructure features and links across and adjacent to the site as well as
protecting existing habitats and vegetation. There are also opportunities to
strengthen the links between the surrounding area and the Chilterns Area of
Outstanding Natural Beauty, both for wildlife and the community. Realising
these opportunities should done in a way that is sympathetic to the location
of the site adjacent to the Area of Outstanding Natural Beauty.
5.1.57 The infrastructure assessment for the Local Plan76 identifies the need for
supporting strategic open space and education facilities. For the sites on the
north side of the town it has been identified that Terriers Farm will contribute
towards meeting wider strategic open space needs in lieu of making on-site
education provision which will be made on the Gomm Valley and Ashwells
site. The site is adjacent to existing playing fields.
5.1.58 The reserve site transport assessment identifies a range of improvements
that will be required on and offsite. Development proposals need to ensure
that the site integrates well with the surrounding road network and makes
appropriate improvements to the roads, junctions, and crossings affected by
76

Local Plan Publication Version Infrastructure Delivery Plan (September 2017, Wycombe District
Council)
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the increased traffic generation resulting from the development as well
ensuring that alternative modes of transport are also supported.
HW8 – Land off Amersham Road including Tralee Farm, Hazlemere
5.1.59 The site of 12.87 ha is located on the edge of High Wycombe urban area in
Hazlemere, adjacent to the district border. It is currently a mix of farmland
and woodland and adjacent to the A404.

POLICY HW8 – LAND OFF AMERSHAM ROAD INCLUDING TRALEE FARM,
HAZLEMERE
The site as shown on the Policies Map is allocated for residential use.
Development of the site is required to:
1. Place-making
a) Maintain a sense of separation between Hazelmere and Holmer Green,
through the layout of the site;
b) In the event that land to the north east in Chiltern District (off Earl Howe
Road) is allocated for development in the Chiltern and South Bucks
Local Plan, to be planned comprehensively with that site as a whole;
and in any event to not prejudice future integration;
c) Provide a comprehensive development of the site within Wycombe
District Redevelop the existing coach yard and riding stables;
d) Consider the opportunity to redevelop existing residential properties
fronting Amersham Road.
2. Transport
a) Provide access from the A404 and the Wycombe Road;
b) Provide walk / cycle access through Tralee Farm onto Wycombe Road;
c) Improve access to existing bus routes;
d) Provide or contribute to off-site highway improvements as required by
the Highway Authority.
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3. Green Infrastructure/Environment
a) Provide access to and retain the existing orchard within the north east
of the site;
b) Provide protection and future management for the orchard;
c) Retain the woodland in the south west corner of the site at Badger Way;
d) Provide a Green Infrastructure link through the valley of the site,
connecting the orchard to the woodland at Badger Way;
e) Retain the field boundaries within the site.
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Figure 14 Land off Amersham Road including Tralee Farm

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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5.1.60 The site is allocated for 350 homes.
5.1.61 The site is proposed to be taken out of the Green Belt and allocated for
residential purposes. The Green Belt Part 2 report77 has reviewed this site
and indicates that exceptional circumstances exist in this case for removing
the site from the Green Belt.
5.1.62 The site adjoins an area to the northeast up to Earl Howe Road that is
currently being considered by Chiltern District as part of the Green Belt
assessment feeding into the joint Chiltern and South Bucks Local Plan. It is
therefore essential that, should Chiltern District Council decide to allocate
that land for development within their local plan, that the two sites are
planned comprehensively together. In any event, development on the site
within Wycombe District does not prejudice the development on the
adjoining land in Chiltern District.
5.1.63 A comprehensive approach to the development of the land in Wycombe
District is essential for good planning on this site. Preparation of a
development brief for the site will be essential to coordinate the detailed
planning of the site and this should be used to inform any planning
application submitted for the future development of the site. If the adjacent
site is allocated, it would be highly desirable for there to be a single brief for
both sites.
5.1.64 Vehicular access on to the A404 should be provided although it should be
located well away from the steep bend on the A404, Further assessment of
the impact on the highway network is required, including the impact on the
Hazlemere Crossroads. There is also potential vehicular access to the north,
to Wycombe Road – as a minimum pedestrian and cycle access will be
needed here. Access to the north is particularly important because it is here
that residents will get access to local facilities and local bus services,
including those on Browns Road/Wycombe Road in Holmer Green.

77

Green Belt Part Two Assessment (September 2017, Wycombe District Council)
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Although the site in Wycombe District physically adjoins Hazelmere, the
likely access points onto the site mean that residents are more likely to use
the facilities in, and feel part of, Holmer Green.
5.1.65 The site benefits from important natural features including an orchard and
woodland area. Green infrastructure links can be enhanced by linking the
orchard to the woodland area off Badger Way along the shallow valley
through the site. A badger assessment may be necessary for this site. This
green infrastructure corridor can provide the sense of separation between
the two communities of Hazelmere and Holmer Green.
5.1.66 The existing field boundaries within the allocation have the potential to
provide a structure to development of the site. The field boundaries should
only be removed where an effective layout cannot otherwise be achieved.
5.1.67 There is scope to redevelop some of the built development on the site. It
would be inappropriate to retain the Stables to the north, and the coach park
to the south as part of residential development. Careful consideration will
also need to be given to the existing houses fronting on to Amersham Road,
whether they are to be redeveloped as part of the overall development or
retained and hence adjoining the new development.
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HW9 – Part of Greens Farm, Glynswood, Green Hill, High Wycombe
5.1.68 The site is located on the northern urban edge of High Wycombe between
Hughenden Road and Green Hill. It forms a 1.62 hectare green field site with
is within 1km of Hughenden Manor and Park.

POLICY HW9 – PART OF GREENS FARM, GLYNSWOOD, GREEN HILL, HIGH
WYCOMBE
The site as shown on the Policies Map is allocated for residential development.
Development of the site is required to:
1. Provide a landscape-led positive approach to design and layout to limit its
impact upon the Area of Outstanding Natural Beauty, and not have an
adverse impact on long distance views from Hughenden Park and Manor;
2. Provide access off Glynswood Road;
3. Retain the footpath through the site;
4. Avoid any adverse impact on surface water flood risk.
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Figure 15 Part of Greens Farm, Glynswood, Green Hill

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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5.1.70 The site is proposed to be taken out of the Green Belt and allocated for
residential purposes. The Green Belt Part 2 report78 has reviewed this site
and indicates that exceptional circumstances exist in this case for removing
the site from the Green Belt.
5.1.71 The site is also within the Chilterns Area of Outstanding Natural Beauty. The
Council’s initial analysis suggests that there is scope for some residential
development on the part of the site without significant visual harm. The
topography steeply rises giving long distance views towards the Chilterns
Area of Outstanding Natural Beauty and Hughenden Park and Manor. A
more detailed assessment is required by the developer in the form of a
landscape and visual impact assessment to determine the impact,
particularly in relation to longer distance views, including those from
Hughenden Park and Manor.
5.1.72 There is a surface water flow path across the northern part of the site and
there is a risk of groundwater emergence. Applicants should refer to the
SFRA level 2 findings when undertaking a site-specific FRA.

78

Green Belt Part Two Assessment (September 2017, Wycombe District Council)
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HW10 – Horns Lane, Booker, High Wycombe
5.1.73 The site is located on the urban fringe of Booker, High Wycombe, adjoining
the M40 motorway on the western boundary, residential development to the
east and allotments on the northern boundary.

POLICY HW10 – HORNS LANE, BOOKER, HIGH WYCOMBE
The site as shown on the Policies Map is allocated for residential uses and
Green Space.
Development of the site is required to:
1. Provide a noise assessment and mitigation measures to address the issue
of the nearby M40 motorway noise;
2. Provide access off Horns Lane;
3. Provide a suitable footway between the site and Cressex Road; and
4. Protect perimeter vegetation, including the hedgerows between the site
and the adjacent allotments, which respects the existing footpath crossing
through the centre of the site.
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Figure 16 Horns Lane, Booker- illustrative layout

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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5.1.74 The indicative capacity of the site is 64 (subject to outcome and impact of
any noise assessment)
5.1.75 The site is proposed to be taken out of the Green Belt and allocated for
residential purposes. The Green Belt Part 2 report79 has reviewed this site
and indicates that exceptional circumstances exist in this case for removing
the site from the Green Belt.
5.1.76 The whole site area should be developed comprehensively bringing forward
the area of land to the north of the footpath at the same time as the land off
Horns Lane.
5.1.77 Whilst residential development is acceptable in principle the proximity of the
M40 motorway means that this could be a significant constraint to
development in terms of the living conditions of future residents. As such a
full noise assessment should be undertaken to identify the scope for
development and the need for mitigation measures. The site is well
contained by vegetation and this should be retained.
5.1.78 The land adjoining the site provides allotments which are to be retained.
Most allotments in the town are allocated green space, however, because
these have been in the Green Belt, the green space allocation was not
necessary. Now that it is proposed to remove the area from the Green Belt,
this plan designates the allotments as green space, under DM12 of the DSA

79

Green Belt Part Two Assessment (September 2017, Wycombe District Council)
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HW11 – Clay Lane, Booker, High Wycombe
5.1.79 The site is located on the western urban fringe of High Wycombe, with
Booker Airfield closely located towards the west and M40 motorway towards
the north. Existing residential development at Clay Hill lies on the southern
boundary. The site forms a 1.97ha green field sites.

POLICY HW11 – CLAY LANE, BOOKER, HIGH WYCOMBE
The site as shown on the Policies Map is allocated for residential uses.
Development of the site is required to:
1. Adopt a landscape-led positive approach to design and layout to limit its
impact upon the adjoining Area of Outstanding Natural Beauty;
2. Establish a 10 meter tree belt along the northern and eastern boundary to
create a new well-defined landscaped edge;
3. Provide a noise assessment and mitigation measures to address the issue
of the nearby M40 motorway noise;
4. Re-provide informal open space;
5. Be at an appropriate density to provide a new gateway to Booker from the
north;
6. Provide active frontages along Clay Lane and Clay Hill.

5.1.80 The indicative capacity of the site is 30 dwellings
5.1.81 The site is proposed to be taken out of the Green Belt and allocated for
residential purposes. The Green Belt Part 2 report80 has reviewed this site
and indicates that exceptional circumstances exist in this case for removing
the site from the Green Belt.

80

Green Belt Part Two Assessment (September 2017, Wycombe District Council)
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5.1.82 The site adjoins the Chilterns Area of Outstanding Natural Beauty,
development should be landscape led to ensure minimal impact on the
setting of the Area of Outstanding Natural Beauty.
5.1.83 A 10 meter tree belt along the northern and eastern boundary should be
planted to ensure a long term defensive boundary is established.
5.1.84 Whilst residential development is acceptable in principle the proximity of the
M40 motorway means that this could be a significant constraint to
development in terms of the living conditions of future residents. As such a
full noise assessment should be undertaken to identify the scope for
development and the need for mitigation measures.
5.1.85 Part of the site is currently in use as an informal recreation area.
Development of the site should seek to incorporate this informal recreational
use within the development of the site.
5.1.86 Development of this site provides an opportunity to improve the gateway to
Booker from the north, through establishing a new urban edge. Appropriate
density should achieve this.
5.1.87 Careful consideration will need to be given to the existing houses fronting
Clay Hill to ensure development does not have a detrimental impact on the
existing properties adjoining the site.
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HW12 – Leigh Street, Desborough area, High Wycombe
5.1.88 The Leigh Street area is between Kitchener Road and Desborough Road
(not including the former Needham Bowl site) which forms a focus for a
range of community and arts uses in the Desborough Area. The site is 1.21
hectares in size. It has a varied environmental quality, with an overall
neglected, run-down feel to it and it suffers from poor pedestrian and vehicle
access, which isolates the site from the wider Desborough area. It is part of
a conservation area designated to protect some of the remaining buildings
from the period of furniture making for which Wycombe was well known.
Birch House, a former factory, is on the site, along with a number of other
former industrial buildings.

POLICY HW12 – LEIGH STREET, DESBOROUGH AREA, HIGH WYCOMBE
The site as shown on the Policies Map is allocated for mixed use development
consisting of residential and community uses.
Development of the site is required to:
1. Retain Birch House and maintain long distance views of Birch House from
the surrounding area;
2. Provide for the retention of the employment activities within the
commercial square on or off-site;
3. Provide significant environmental improvements to protect and enhance
the Leigh Street Furniture Heritage Conservation Area;
4. Create a new direct pedestrian connection between Leigh Street and
Desborough Road and improve or replace the existing footpath from Leigh
Street to Desborough Avenue;
5. Improve walking and cycling connectivity to the town centre.

5.1.89 The indicative capacity for the site is 275 dwellings

129

Wycombe District Local Plan Local Plan – Regulation 19 Version October 2017
5.1.90 Redevelopment of this area offers the opportunity to secure significant
environmental improvements to the area. This includes the preservation of
key buildings as well as characteristics which relate to the area’s industrial
heritage and provide the basis for the conservation area. Development
proposals should reinforce landmark historic buildings such as Birch House
and create active frontages to contribute to a vibrant mix of uses and ensure
flexibility to accommodate future change. Proposals should also include
provision of community facilities which will foster the growing creative arts
culture in the area.
5.1.91 New pedestrian and cycle connections should be made to connect the area
with the surrounding streets, providing views into the site whilst being safe
and attractive. This will contribute towards creating a more legible structure
for the site to reduce isolation and crime.
5.1.92 The Council has produced a development brief81 for the area and this should
be used to inform development as it provides detail and guidance regarding
heights and structure of new development, and preferred routes of new
connections.

81

Leigh Street Quarter Development Brief (November 2008, Wycombe District Council)
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HW13 – Former Bassetsbury Allotments, Bassetsbury Lane
5.1.93 The site of the former Bassetsbury Allotments is 2.08 ha, located on
Bassetsbury Lane to the east of the centre of High Wycombe, south of the
dismantled High Wycombe to Bourne End railway line. The allotments were
closed a number of years ago due to contamination, and provide a good
opportunity to provide homes in the heart of the town, near the Rye park and
local facilities. .
POLICY HW13 – FORMER BASSETSBURY ALLOTMENTS, BASSETSBURY
LANE
The site as shown on the Policies Map is allocated for residential uses.
Development of the site is required to:
1. Protect and enhance the biodiversity and setting of the adjoining nature
conservation area;
2. Conserve the special interest of the adjacent conservation area and listed
buildings;
3. Ensure that a safe means of access is provided linking the proposed
development to the London Road;
4. Carry out a capacity assessment of the London Road junctions with
Chestnut Avenue and Bassetsbury Lane;
5. Undertake any necessary decontamination of the site;
6. Avoid locating development in any area at high risk of flooding from any
source and ensure the development doesn’t increase the risk of flooding
through appropriate SuDS.

5.1.94 The indicative capacity of the site is 30 dwellings
5.1.95 Any proposals for the site should ensure that a safe means of access is
provided from the site to the London Road bus services and also carry out a
capacity assessment of the London Road junctions with Chestnut Avenue
and Bassetsbury Lane.
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5.1.96 It is important that the biodiversity and setting of the adjoining nature
conservation area is enhanced, through additional adjoining open space
(provided mechanisms for its maintenance are provided). This additional
open space should act as a buffer to the nature conservation area.
5.1.97 The site will require decontamination treatment to a standard appropriate for
residential development.
5.1.98 The site is located adjacent to the High Wycombe conservation area and a
pair of Grade II listed buildings (Funges Farm and Harvest Barn) lie directly
to the west of the allocated site. A further group of Grade II listed buildings
are located further west in the wider area. Development proposals will need
to demonstrate that they have given consideration to the special historic
interest, for example, through the production of a heritage report; and set out
how the special interest will be conserved.
5.1.99 There are some areas at risk of fluvial, surface and groundwater flood risk on
the site, in particular to the north-west of the site; development should avoid
areas at high risk from any source. Applicants will need to refer to the SFRA
level 1 and level 282.

82

Strategic Flood Risk Assessment (SFRA) Level 1 Update (November 2014, Jacobs) and Level 2
Strategic Flood Risk Assessment (September 2017, Jacobs)
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HW14 – Highbury Works/Hazlemere Coach Works, Chestnut Lane, Hazlemere
5.1.100 This is a 0.62 ha site, with a mix of B2/B8 uses in Hazlemere in an area
which is largely residential, it was previously designated as a badly sited
user.

POLICY HW14 – HIGHBURY WORKS/HAZLEMERE COACH WORKS,
CHESTNUT LANE, HAZLEMERE
The site as shown on the Policies Map is allocated for mixed use comprising
business, residential and community uses.
Development of the site is required to:
1. Provide layouts and building heights that reflect the existing topography;
2. Improve access to the site by creating new accesses at Chestnut Lane
and/or Pheasants Drive, and closing or minimising additional traffic using
the existing access to Inkerman Drive;
3. Provide a permeable site layout allowing for pedestrian and cyclist access
between Chestnut Lane and Pheasants Drive, without creating a “rat run”
for larger vehicles;
4. Provide approximately 640 square metres of B1 office space;
5. Retain or provide on-site relocation of the existing nursery at a
comparable scale to the existing use.
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Figure 17 Highbury Works / Hazlemere Coach Works, Chestnut Lane, Hazlemere

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.

5.1.101 The indicative capacity of the site is 14 dwellings.
5.1.102 Development proposals should deliver a mixed use site which integrates with
the local character of the area, as well as delivering B1 office space in line
with the policy requirement above. The nursery use currently located on site
should be retained, either in its current location, or relocated to a new
building of comparable floor area to the existing one on the development
site.
5.1.103 The site is currently accessed from an entrance which runs parallel to
Inkerman Drive, which has less than optimal visibility splays due to the road
alignment. Development proposals should take advantage of the opportunity
to create new access points off of Chestnut Lane and Pheasants Drive
where it will be possible to provide better visibility and safer access.
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HW15 – Land to the rear of Hughenden road, High Wycombe
5.1.104 This site of 2.55 ha is the street block fronting onto Hughenden Road to the
north of High Wycombe. It is bounded to the west by the Hughenden
Stream, and is adjacent to the newly regenerated Hughenden Quarter.

POLICY HW15 – LAND TO THE REAR OF HUGHENDEN ROAD, HIGH
WYCOMBE
The site as shown on the Policies Map is allocated for residential
development.
Development is required to:
1. Facilitate comprehensive development; :developments that prejudice this
will not be permitted;
2. Be of a linear form, to enable the visual enhancement of the Hughenden
Corridor and maximise distances from existing properties on Hughenden
Road;
3. Be set back 8 metres from the Hughenden Stream to enable its ecological
enhancement for biodiversity purposes within the constraints of the
development site;
4. Address the risk of flood from all sources, to ensure development does
not increase the risk of flooding;
5. Provide amenity space as balconies overlooking the stream with no
amenity space at ground level
6. Be no greater than two-storey at eaves height facing the rear of the
properties on Hughenden Road;
7. Provide controlled aspect to the east with main windows facing the west
over the river;
8. Provide suitable access, parking and servicing for both existing and new
development;
9. To ensure effective amenity and security of existing dwellings on the
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Hughenden Road frontage is achieved.

Figure 18 Land to the rear of Hughenden Road, High Wycombe – Illustrative
Development Principles

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.

5.1.105 Because of the complex nature of this development and the multiple
landownerships involved, no allowance is made in the Council’s housing
supply for the dwellings arising from this site at this point in time, but the
potential housing delivery from the site will be reviewed in the Monitoring
Report.
5.1.106 The Hughenden Quarter is being regenerated through a number of new
developments on the western side of the Hughenden Stream. The Council
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believes that the creation of an appropriate new residential environment on
the eastern side of the stream would further contribute towards this
regeneration. This would also be beneficial to the setting of the Hughenden
Stream, but the Council recognises there are a number of physical and
policy constraints, including flood risk issues from all sources, fragmented
land ownership, access, geometry of the site and need to ensure a
satisfactory relationship between any new development and existing
properties on the frontage.
5.1.107 The site allocation boundary includes the existing buildings on Hughenden
Road as well as the land to the rear. It is envisaged that the existing
buildings along the Hughenden Road will be retained. However, options that
still deliver the objectives of this policy, but that take a more comprehensive
approach, will be also be considered.
5.1.108 Development in this location will need to be carefully thought through,
because the dimensions of the block, the depth of the development of many
of the frontage buildings, the complexities of the stream and its flood risk,
and the potential points of access, mean that this would not be a
conventional ‘mews’ – with the primary building, and the building to the rear,
backing onto one another, facing public streets. There is insufficient space to
accommodate a road along the stream, even if it were desirable. Instead the
form is likely to be a series of courts, accessed from between frontage
buildings. Achieving good amenity and security for both the existing and new
buildings will require careful detailed consideration.
5.1.109 Development should be of a linear form to ensure that the new buildings are
a consistent distance from the river, and to maximise the distance between
them and the existing buildings on Hughenden Road.
5.1.110 Development should be set back 8m from the stream to allow for the
ecological enhancement of the river corridor whilst still making this
regeneration opportunity developable. The buffer will be solely for
biodiversity enhancement and is not to be developed as an amenity area.
Balconies may, however, overhang this area.
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5.1.111 The site may be at risk of fluvial, surface and groundwater flooding. Flood
risk from all sources, including the impact of climate change, will need to be
assessed, avoided where possible and appropriately mitigated. Developers
are required refer to the Council’s SFRA level 1 and 2 findings.
5.1.112 Any development proposals for residential development adjacent to the river
will need to consider the properties on the Hughenden Road behind which
they sit and between which they are accessed. Due to the proximity of
existing properties on Hughenden road, development proposals will need to
achieve good levels of privacy and external and internal amenity for new and
existing properties. Development proposals may have an asymmetric roof
form to allow height to be limited to 2 storey to eaves facing the rear of the
existing buildings, but greater height facing the river.
5.1.113 It is important that development is brought forward in a coordinated way
through a series of parcels to achieve an overall comprehensive
development which would not otherwise be achieved if developed in an
uncoordinated piecemeal fashion.
5.1.114 The Council will review Permitted Development rights on both new and
existing properties to ensure that the river corridor is properly safeguarded
and to ensure privacy and amenity between both new and existing properties
is maintained.
5.1.115 The Council believes that with careful design, a coordinated approach and
parcels of land of an appropriate scale, it is possible to achieve good quality
development that respects the character of the area, responds to flooding
issues, and ensures adequate amenity and servicing arrangements for
existing and future residents. The Council may produce a development brief
or management plan to help guide development.
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Land for Economic Development
HW16 –Wycombe Air Park
5.1.116 Wycombe Air Park is located to the south west of High Wycombe. This
policy allocates two areas of the site as strategic employment areas and
ensures that any development on the site does not compromise or limit the
Air Park’s existing aviation uses.

POLICY HW16 – WYCOMBE AIR PARK, HIGH WYCOMBE
1. Two areas of land at Wycombe Air Park are allocated as strategic
employment areas and these are shown on the Policies Map. These areas
and the adjoining built up areas are removed from the Green Belt.
2. Proposals for B1, B2 and B8 uses and sui generis employment generating
uses will be permitted within the strategic employment areas as defined on
the Policies Map and in figure 19 below.
3. Development of this site will be required to:
a) Secure appropriate off site highway works including as required at
the Clay Lane - Marlow Road junction and as advised by the Highway
Authority; and
b) Demonstrate that they do not compromise or limit the operation of
the aviation uses, including gliding, at the Air Park; and
c) Ensure appropriate boundary landscaping is provided.
4. Other areas of the site away from the employment areas and the airfield
may be suitable for outdoor sporting activities, subject to meeting the
requirements of 3b) above.
5. Residential uses will not be permitted.
6. Development will be required to demonstrate through a travel plan how
sustainable travel to the site will be improved.
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Figure 19 Proposed New Green Belt Boundary and Site Opportunities in the Airpark
area

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.

5.1.117 An assessment of the commercial market has identified that the airpark by
virtue of its location has potential to provide up to an additional 14 ha /
26,000 sqm of additional employment floorspace on the airpark
5.1.118 Wycombe Air Park, also known as Booker Airfield, is an operational aviation
aerodrome located to the south west of High Wycombe. It covers an area of
93 hectares of which 4.3 ha accommodates a range of single storey aircraft
hangars supporting commercial premises, a council depot and a squash and
racquetball club. The Air Park operates three runways and accommodates
over 90,000 flight movements each year. The flights are private and there
are no commercial or air freight operations from the Air Park.
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5.1.119 Historically there has been a policy of restraint on the Air Park in terms of
limiting business activities to those that are aviation related and due to it
being a major developed site in the green belt, which limited the scale of any
development proposals.
5.1.120 The Housing and Economic Development Needs Assessment indicates that
there is a need to provide some additional land to help meet the employment
needs and provide a range and choice of sites in locations that would be
commercially attractive. There are very few opportunities in High Wycombe
(the main employment centre in the District) and indeed across the District
where this can take place, due to constraints, and very few opportunities on
flat sites, which would be attractive and deliverable from a market
perspective. Given this shortage, it has been necessary, as for housing, to
explore all the potential options for new employment land, including
undertaking a Green Belt review to consider potential sites.
5.1.121 The Green Belt Part 2 report has assessed the site and indicates that
exceptional circumstances exist in this instance for removing land from the
Green Belt at the Air Park for employment purposes.
5.1.122 The Air Park provides flat land well located for the M40 and employment
development here would enhance the support the Air Park already provides
to the high technology engineering sector. The Wycombe Commercial Sites
Assessment identifies that the local market would support new industrial
development within the existing built up area and open storage type uses on
the southern part of the Air Park. The Air Park has an important role to play
in accommodating new industrial development as older, less suitable
employment premises in the urban area are redeveloped for other uses. The
southern expansion area could accommodate further employment uses if the
existing access was upgraded or a new access provided and the existing
glider cross runway can be satisfactorily relocated within the Air Park.
5.1.123 The proposed revised Green Belt boundary is shown in figure 19. The
Council acknowledges that the proposed boundary does not always follow
recognisable features on the ground in the Air Park area, in line with
Government policy, but considers that the opportunities for new employment
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development in the right type of location for business are very limited and as
a result it is necessary to establish a new boundary in this exceptional
circumstance.
5.1.124 It is important that any development in the southern part of the Air Park does
not jeopardise the operation of the existing runways and that new
employment is designed and sited safely. Any development proposals will
need to be designed in accordance with Obstacle Limitation Surface criteria
(as defined in CAP 168 – ‘Licensing of Aerodromes’) for airparks.
5.1.125 Located within the Air Park and the adjoining Council depot, there are a
number of other uses which may need to seek alternative accommodation in
light of the proposed changing role of the Air Park.
5.1.126 The Air Park is within the setting of the Chilterns Area of Outstanding Natural
Beauty. It is important that any development proposals do not have a
negative impact on the Area of Outstanding Natural Beauty. Development
proposals will need to be supported by a landscape impact assessment.
5.1.127 There is potential for other outdoor sporting activities in and adjacent to the
Airpark, for example the Churchill Shooting Ground, immediately to the west
of the Air Park, is proposing to expand to create a new elite training centre
for British Shooting’s performance athletes as well as a community facility.
There is also scope for other uses that are compatible with the existing uses
at the Air Park.
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HW17 – Land Adjoining High Heavens Household Recycling Centre, off Clay
Lane
5.1.128 This site is located to the north of the existing High Heavens Household
Recycling Centre, which is located to the south west of High Wycombe. This
policy allocates the site for low density yard based business uses, and
secures an approach to development which respects the site’s Chilterns
Area of Outstanding Natural Beauty setting.

POLICY HW17 – LAND ADJOINING HIGH HEAVENS HOUSEHOLD RECYCLING
CENTRE, OFF CLAY LANE
The site, as shown on the Policies Map, is allocated for low density yard based
business uses.
Development of the site is required to:
1.

Provide single storey restricted height buildings;

2.

Retain and manage existing wooded boundaries for screening
purposes, to take account of the site’s location within the Chilterns Area
of Outstanding Natural Beauty;

3.

Provide off site planting to the east so as to reinforce the western
boundary; and

4.

Provide a full landscape assessment.
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Figure 20 Land adjoining High Heavens household waste recycling centre

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.

5.1.129 High Heavens Household Recycling Centre is located to the south west of
High Wycombe. It is proposed that a 3.7 hectare area of land, which adjoins
the Household Recycling Centre, is developed for industrial purposes. The
Economy Study 83 identifies that there is a shortage of industrial land in the
District. Given this shortage, it has been necessary, as for housing, to

83

Wycombe District Council Economy Study and Employment Land Review (January 2014, Peter
Brett Associates)
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explore all the potential options for new employment land. A Green Belt
review has therefore been undertaken.
5.1.130 The Green Belt Part 2 report has assessed the site and indicates that
exceptional circumstances exist in this instance for removing land from the
Green Belt for low density yard based business uses. The adjoining land,
together with the already developed waste recycling centre, is also removed
from the Green Belt.
5.1.131 New buildings are to be restricted in height because of the site being within
the Chilterns Area of Outstanding Natural Beauty. There is a current building
on the site that is single storey. The impact of any new building, however will
need carful assessment. In addition, any development proposals will need to
retain and strengthen the existing boundary hedges so as to maintain the
screening, as well as be accompanied by a full landscape assessment.
However any development proposals should be for uses that have a minimal
requirement for new buildings and be for uses which mainly require open
areas.
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HW18 – Cressex Business Park
5.1.132 Cressex Business Park is located to the south-west of High Wycombe,
adjacent to main distributor roads into High Wycombe, with good access to
the strategic road network. This policy secures the site for continued
employment uses, and seeks to improve the commercial attractiveness of
the site.

POLICY HW18 – CRESSEX BUSINESS PARK, HIGH WYCOMBE
1. In Cressex Business Park as defined on the Policies Map, development will
be permitted for classes B1, B2, B8 and sui generis uses that are akin to
employment uses as specified in the Use Classes Order.
2. Other uses that deliver economic development will also be allowed, where
they:
a) Support the business uses of the area;
b) Are small scale;
c) Generate employment.
3. Residential uses will not be permitted.
4. Proposals for new development may be required to contribute towards
improving the access to the area.
5. Proposals will be supported which secure improvements to Cressex
Business Park to maintain and improve its commercial attractiveness,
including through environmental improvements and improved access.

5.1.133 Cressex Business Park is Wycombe District’s premier industrial location. It
has the largest critical mass of industrial occupiers in the district. It benefits
from a good location, close to Junction 4 of the M40. It has a number of large
occupiers and national trade counter operators; however there has been
limited new development as the estate is fully built up. The park is well
occupied and positioned to support new development.
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5.1.134 The Business Park is also an important asset for the region, but has a mix of
premises of varying age and condition. The Council wants to see the
Business Park continue to improve and optimise its economic potential.
However at peak times there are problems for traffic accessing and leaving
the business park. Improving access and environmental improvements are
necessary to improve its attractiveness. In order to maintain the important
role that Cressex plays the Council will resist development that would
undermine the economic role of Cressex and welcomes proposals to
improve the management and maintenance of the area, as well as proposals
to improve the business park’s accessibility.
HW19 – Office Outlet site, Queen Alexandra Road, High Wycombe
5.1.135 This site (formerly Staples) occupies a key commercial location and
represents an opportunity to deliver a landmark building at a gateway to High
Wycombe alongside new retail and employment floorspace. It is located on a
0.45 ha plot within the High Wycombe Town Centre boundary84.

POLICY HW19 – OFFICE OUTLET SITE, QUEEN ALEXANDRA ROAD, HIGH
WYCOMBE
1. Land at the Office Outlet site, High Wycombe as shown on the Policies
Map is allocated as a mixed office and retail development, comprising A1
retail uses at ground floor level and B1 office uses on the upper storeys.
2. Development is required to:
a) Result in no net loss of parking;
b) Not prejudice any future redevelopment of Wycombe General
Hospital;
c) Safeguard land for the provision of a bus lane/route for left turning
traffic from Marlow Hill;
d) Not rely on on-street servicing.

84

Delivery and Site Allocations Plan (July 2013)
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5.1.136 The Delivery and Site Allocations Plan sets out the strategy for development
within High Wycombe Town Centre, including a need for quality modern
office space85 and the Housing and Economic Development Needs
Assessment identified the need for additional office space in the District86.
5.1.137 The site is well located for office / retail uses, with good transport
connections to the M40 and A404 / M4 via Marlow Hill, and to the town
centre and north of district. The site is within 10 minutes’ walk of public
transport connections. It is also a prominent site commercially on a key
gateway to the town centre the evidence base87 identifies that “there is
clearly an opportunity to make a statement with an office building in this
location. Delivering the site for development is an issue in the context of the
existing ownership and leasing structure.”
5.1.138 The local road network adjacent to the site consists of key distributor roads.
Given the proximity of Wycombe General Hospital and the high level of
traffic expected to use Queen Alexandra Road in connection with the
implementation of the High Wycombe Masterplan, it is desirable that the
development of this site does not lead to a loss of parking which might
increase the burden of parking elsewhere.
5.1.139 The NHS are considering the long-term vision for the future of Wycombe
General Hospital, and dependent on that vision, this allocation may come
forward as a part of a larger redevelopment scheme. Development proposals
should be sensitively designed to accommodate future proposals for the
hospital site.
5.1.140 The addition of a bus lane from Marlow Hill into Queen Alexandra Road,
combined with the new alternative route being delivered through the High
Wycombe Masterplan will offer faster bus connections from the Handy Cross
Hub (Coachway and Park and Ride) Flackwell Heath, Bourne End, Daws Hill
85

Delivery and Site Allocations Plan (July 2013) policy HWTC4, supported by the Wycombe
Commercial Assessment (February 2016, Boyer Planning).
86 Buckinghamshire Housing and Economic Development Needs Assessment Update 2016 Report of
Findings (December 2016, Opinion Research Services and Atkins)
87 An Assessment of the Office Market in High Wycombe Town Centre (March 2017, Chandler
Garvey)
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Lane, Marlow and Cressex areas to the town centre, all of which are seeing
new development planned. Improved journey time is a key element in
increasing public transport mode share and a bus lane at this location will
result in increased use of the public transport network and reduce operating
costs. On street servicing would undermine the wider transport objectives of
this part of the highway network.
HW20 – High Wycombe Town Centre – former Local Development Order area
5.1.141 Policies for specific sites in High Wycombe Town Centre are set out in the
Delivery and Site Allocations Plan. However at the time that the Delivery and
Site Allocations Plan was prepared the area around White Hart Street and
Church Street was subject to a Local Development Order which effectively
freed up planning controls for a specific period of time to address vacancy
issues in the area. The Local Development Order expired in 2013 and as a
result it is necessary to establish a policy framework for considering changes
of use in this area.
5.1.142 The vacancy rate in the area has improved significantly and the proportion of
A1 and A3 units is relatively high. As a result the area covered by this policy
should be amalgamated with the White Hart Street (South) and Oxford Road
Street (South) frontages in the Delivery and Site Allocations Plan in terms of
proportion of frontage that should remain in A1 or A3 use. This simply
involves a change to the Policies Map to reflect this addition.
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Other development
HW21 – Land at Queensway, Hazlemere
5.1.143 The site is about 5 hectares. It is located on the northern edge of Hazlemere
near the A404, in the Green Belt and AONB. The site is bounded to the
north-west by some allotments, to the south by Queensway and to the east
and south east by Hazlemere Golf Club.

POLICY HW21 – LAND AT QUEENSWAY, HAZLEMERE
Land is allocated at Queensway for cemetery use, as shown on the Policies
Map.
Development of the site is required to:
1. Provide access from Queensway;
2. Minimise any conflict between the proposed and neighbouring uses or
associated impact on the amenities of local residents or visitors to the
cemetery;
3. Demonstrate that the use of the land for cemetery purposes has no
adverse impact on water quality, water courses, groundwater, surface
water or drainage systems unless sufficient mitigation measures such as
SuDS can be secured through conditions attached to the planning
permission, or a legal agreement;
4. Contribute to the enhancement of features within the site and surrounding
area by retaining the openness of the Green Belt;
5. Provide appropriate planting and boundary treatment; and
6. Maximise biodiversity by conserving and enhancing the parts of the site
with existing ecological value and/or by creating new areas or features
within the site.
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Figure 21 Land at Queensway, Hazlemere

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.

5.1.144 Recent assessment work88 has identified the need for a new cemetery in the
High Wycombe area to meet future burial grounds needs during the lifetime
of the plan, as existing facilities are reaching capacity. The District Council
is responsible for providing adequate cemetery facilities and ensuring that a
continuous supply of land is available for this purpose. This policy relates to
human burials.

88

High Wycombe Cemetery needs – note (June 2016, Wycombe District Council)
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5.1.145 The cemetery, including any associated buildings will also need to be well
designed, having regard to the character of the area. It is important that the
site retains and enhances any existing landscape features such as hedges
and trees. This will give the site some maturity that can be incorporated into
the layout. This will also help to minimise any potential impacts on
neighbouring residents. Some frontages should offer opportunities to view
the site to allow natural surveillance, which can reduce incidences of
vandalism.
5.1.146 The site is in the Green Belt and Area of Outstanding Natural Beauty but
cemetery use is an acceptable use in the Green Belt provided it retains the
openness of the land. As such no change to the Green Belt boundary is
proposed.
5.1.147 A detailed feasibility study is currently underway which will inform how the
site coming forward.
5.1.148 The allotments adjacent to the site will remain in use as allotments.
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