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4.0 The Strategy
4.1

To deliver the overall vision and objectives that we want to achieve (Section
3), we need policies that shape the scale and direction of growth in the
District. The core policies set out in this section seek to do this. They also
underpin the more detailed development management policies, which are
used day-to-day to assess planning applications (Section 6).

4.2

These core policies are directly related to the Strategic Objectives set out in
Chapter 3. The relationship between the strategic objectives and the core
policies is shown in Appendix H.

4.3

The policies are set out in a strategic sequence:
Achieving sustainable development:
CP1 Sustainable development
Where development will go:
CP2 Overall spatial strategy
CP3 Settlement Strategy
What development will be delivered:
CP4 Delivering homes
CP5 Delivering land for business
CP6 Securing vibrant and high quality town centres
CP7 Delivering the infrastructure to support growth
How development will be delivered:
CP8 Protecting the green belt
CP9 Sense of place
CP10 Green infrastructure and the natural environment
CP11 Historic environment
CP12 Climate change
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4.4

As section 2 of this plan highlights, the scale of the need for development,
particularly housing, is very high. This means that the full range of options
have had to be explored to see how best to meet that need. These options
have been tested to see how well they perform against the principles of
sustainable development, and this has helped to shape how much
development we are planning for and where it should go.

Achieving Sustainable Development
4.5

There is one policy in this section: CP1: sustainable development. This is an
overarching policy for the plan as a whole.

CP1 – Sustainable Development
4.6

The Council is mindful of its duty to prepare this plan with the objective of
contributing to the achievement of sustainable development22. The National
Planning Policy Framework sets out the Government’s overall approach to
achieving sustainable development through planning and sets a presumption
in favour of sustainable development, and this presumption is also included
in local policy.23 However, achieving sustainable development is best
understood at a local level. For Wycombe District, the strategic objectives
set out in Section 3 together with the policies of this Plan and the Delivery
and Site Allocations Plan represent the Council’s locally distinct
interpretation of sustainable development for the District.

22

Section 39 of the Planning and Compulsory Purchase Act 2004. Sustainable Development is
defined in paragraphs 6-10 of the NPPF recognising that there are three dimensions to sustainable
development – an economic, social and environmental role.
23 Delivery and Site Allocations Plan Policy DM1 (July 2013, Wycombe District Council)
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POLICY CP1 – SUSTAINABLE DEVELOPMENT
1. The Plan delivers the vision and objectives, and principles for the main
places in the District and thereby delivers sustainable development.
2. The Council will require all new development to contribute towards
delivering sustainable development by contributing to achieving both
objectives of this Plan and the principles for the main places in the
District.

4.7

The vision and objectives are set out in Section 3, and the principles for the
main places in the District are set out in Section 5.The District is made up of
a number of distinct places. Chapter 5 sets out what is proposed in this plan
in the main places in the District. Principles to achieve sustainable
development for each place are included at the beginning of each place
section, to ensure we are promoting sustainable development in a locally
distinct place-specific way.

Where development will go:
the Spatial Strategy
4.8

There are two policies in this section: CP2: Overall spatial strategy; and
CP3: Settlement Strategy

CP2 – Overall Spatial Strategy
4.9

Our spatial strategy is driven by the interconnected locally distinct
characteristics of the District:


Our location: in the Chilterns Area of Outstanding Natural Beauty, and
within the metropolitan Green Belt



Our connections: M40 and rail to London and A404 to Thames Valley,
and the need for better connections to the South East Midlands
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Our settlements, the facilities they provide and the infrastructure
constraints and opportunities that exist: High Wycombe, the three other
major settlements of Marlow, Princes Risborough and Bourne End, and
the scatter of villages.

4.10

It is by building a strategy around these characteristics that we derive a
strategy for sustainable development in the District.

POLICY CP2 – OVERALL SPATIAL STRATEGY
1. The Council will, through the allocations and policies in this plan:
a) Meet as much of the District’s need for housing and employment land
as is sustainable to do so (as set out Policies CP4 and CP5) whilst
protecting areas where development should be restricted including:
i.

Attaching great weight to conserving the landscape and scenic
beauty of the Area of Outstanding Natural Beauty when
considering allocating sites in the Area of Outstanding Natural
Beauty, and not allocating sites that constitute “major
development” in the Area of Outstanding Natural Beauty;

ii.

Protect the Green Belt by only releasing land from the Green Belt
where there are exceptional circumstances for doing so.

b) Direct broadly 85% of the housing requirement and most new
employment land to the four larger settlements of the District (Tiers 1
and 2 of the settlement hierarchy), taking into account their relationship
to the Area of Outstanding Natural Beauty and Green Belt, and their
infrastructure constraints and opportunities;
c) Direct broadly 15% of the housing requirement to the villages and
limited new employment land, and facilitating rural enterprise and
diversification to foster their social and economic well-being (Tiers 3-6
of the Settlement Hierarchy);
2. The Council will, through partnership working, progress issues of strategic
connectivity relating to the strategic settlements, their connectivity and
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infrastructure needs within a wider sub-regional spatial strategy for growth
for inclusion in future revisions of this plan.
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Figure 4 The Spatial Strategy

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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4.11

71% of the District is in the Chilterns Area of Outstanding Natural Beauty
and 48% is in the metropolitan Green Belt. Within these areas in line with
national policy it is right that development should be restricted24. In the
Green Belt, following a Green Belt review, exceptional circumstances have
been identified to release a limited number of sites for housing or
employment land purposes. However, given the importance attached to the
Green Belt, the requirement to meet the objectively assessed need for
development does not on its own constitute exceptional circumstances to
releasing land from the Green Belt. The impact of development on the
purposes for why land was included in the Green Belt, together with the
sustainability of the location and the site, and the deliverability of the site are
also relevant.25 The Council’s detailed approach to determining exceptional
circumstances is set out in the Green Belt Review Part 2.

4.12

The strategy attaches great weight to conserving the landscape and scenic
beauty of the Area of Outstanding Natural Beauty. The Council has
concluded that in our local circumstances any allocation that would result in
major development in the AONB would strongly conflict with the NPPF. As
such they would not be sustainable development and their inclusion in the
plan would be unsound. Allocations in the AONB should therefore be
restricted to development which is not major, but even with this category of
development great weight should still be given to any adverse impacts on
the AONB, in accordance with paragraph 115 of the NPPF.

4.13

On the junction of the M40 and the A404, the southern area of the District is
part of the Thames Valley, and a good location for business. However, the
topography means that opportunities are limited. Additional land for business
has therefore been identified in this part of the District, as a limited release
from the Green Belt.

4.14

We have one large town in the District – High Wycombe, and three smaller
main settlements – Princes Risborough, Marlow and Bourne End. These four

24

National Planning Policy Framework (2012) paragraph 14 and footnote 9
Buckinghamshire Green Belt Assessment – Report: Methodology and Assessment of General
Areas (March 2016, ARUP); and Green Belt Part Two Assessment (September 2017, Wycombe
District Council)
25
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larger settlements have the widest range of facilities, and the best provision
of public transport, and thus present the more sustainable locations for
development in the District26. Most of the housing development required over
the plan period is therefore located in these towns, including a significant
amount on brownfield land. The AONB, Green Belt and flood constraints
mean that Marlow has considerably less development than would otherwise
be envisaged for a town of its size.
4.15

However, the amount of development appropriate for each town depends not
only on the Area of Outstanding Natural Beauty and Green Belt boundaries
that abut them all, but also on the infrastructure constraints. High Wycombe,
for example, suffers considerable traffic congestion which is difficult to
address. By contrast, at Princes Risborough there is an opportunity to
improve infrastructure to provide resilience for the town, as part of the
proposed expansion, as well as improvements to the rail network as part of
the East West Rail improvements. More detail on the role of different
settlements is set out at Policy CP3 below, and proposals for the expansion
of Princes Risborough is set out in section 5 of this Plan.

4.16

The economic, environmental and social wellbeing of the rural areas of the
District are an important consideration for sustainable development. For this
reason some sites for housing development have been identified in the rural
areas, and detailed development management policies create more flexibility
for rural enterprises to grow and adapt. The Council is also concerned to
deliver affordable housing in rural areas, and will regard ‘rural exceptions
schemes’ (see Policy DM 25) as appropriate development in the Green Belt.

4.17

In developing this spatial strategy, a wide range of options have been tested
through the Sustainability Appraisal process.27 This strategy for delivering
sustainable development has taken into account the constraints and despite
exploring all the reasonable options not all of the District’s housing need can
be accommodated in the District. Rather than cause unacceptable harm to

26

See Policy CP3; and Wycombe District Local Plan Settlement Hierarchy Study Final Report
(September 2017, Wycombe District Council)
27 Sustainability Appraisal (SA) of the Publication (Regulation 19) Draft of the Wycombe District Local
Plan (September 2017, AECOM & Wycombe District Council)
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the Area of Outstanding Natural Beauty and/or require further land to be
removed from the Green Belt resulting in significant harm to the Green Belt,
a more sustainable option is for the remaining housing to be located in
Aylesbury Vale. Similarly not all the forecast demand for employment land
can be accommodated within the District but additional employment land
provision in Aylesbury Vale means that across the functional economic
market area needs will be met.28
4.18

Wycombe District is working in partnership with Buckinghamshire County
Council, Buckinghamshire Thames Valley Local Enterprise Partnership and
Highways England looking at resolving how High Wycombe can be better
accessed from the M40. Similarly, improvements to the A404 are also being
explored as part of Highways England’s M25 South West Quadrant Study.
Decisions in relation to funding strategic infrastructure improvements arising
from these studies are on a timescale that does not allow them to be
included in this plan. These decisions place the sustainable development of
Wycombe District within a wider strategic, spatial strategy for infrastructure
investment to manage the growth of the wider sub region.

4.19

An option to connect East West Rail and Crossrail between High Wycombe
and Bourne End is under consideration, which would create excellent rail
transport between the Thames Valley and the South East Midlands, by
providing the ‘missing link’ between Crossrail and East West Rail.

4.20

Discussions are also at an early stage with Buckinghamshire County Council
and the England’s Economic Heartlands Strategic Alliance about better road
connections between the Thames Valley and the South East Midlands, in
particular the pressing issue of resolving the most effective north-south route
between the two main towns of the County – Aylesbury and High Wycombe.
Wycombe District Council is clear that improving the A4010, with its inherent
constraints, and its location in the Area of Outstanding Natural Beauty, is not
the automatic option for consideration for this strategic route, but wishes to
work strategically with the County Council in resolving this issue swiftly.

28

See Policies CP4 and CP5 for more detail
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4.21

In addition, the National Infrastructure Commission is considering the most
appropriate corridor for the Oxford to Cambridge Expressway and the
Government is proposing a new runaway on the western side of Heathrow
Airport. Both of these will be a significant influence on the strategic
geography of Buckinghamshire as a whole, and therefore for Wycombe
District.

CP3 – Settlement Strategy
4.22

The settlement strategy identifies the level of facilities and services available
in different places in the District, and ensures that development is not
proposed in places without the facilities and services to support it.

POLICY CP3 – SETTLEMENT STRATEGY
The Council will direct development within the District in the following way:
1. Tier 1: High Wycombe area. The prime focus for development, including
housing and new economic development, will be the urban area of High
Wycombe through:
a) Regeneration and change in the existing built-up area including the
redevelopment of suitable previously developed sites for both housing
and employment purposes;
b) Maintaining and respecting the physical and community identity of
adjoining settlements;
c) Development of the former reserve sites;
d) Land removed from the Green Belt that is identified in this Plan to
deliver new employment floorspace and homes.
2. Tier 2
a) Princes Risborough: on suitable previously developed land within the
built up area, and through major residential led expansion on the west
side of Princes Risborough including improvements to the town centre,
the station area and additional land for business.
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b) Marlow: on suitable previously developed land within the built up area,
and provision for business through the regeneration of the Globe Park
Strategic Employment Area.
c) Bourne End and Wooburn: on suitable previously developed land
within the built up area, on the former reserve site at Slate Meadow, and
on land removed from the Green Belt that is identified in this Plan.
3. Tier 3 and 4: Higher Order and Other Service Villages, through:
a) Development within the settlement boundary as identified on the
policies map;
b) Limited land removed from the Green Belt that is identified in this plan;
c) Limited development at specified villages beyond the Green Belt;
d) Rural exceptions affordable housing schemes;
4. Tier 5 and 6: Small villages and hamlets through
a) Rural exceptions affordable housing schemes where the settlement has
some local services.
5. Support for rural businesses: other allocations as identified in this Plan or
in neighbourhood plans;
6. Outside of these areas and settlements, development will be restricted to
that which is appropriate in a rural area

4.23

Detailed policies for the support of rural businesses are DM5, DM27, DM42,
DM44 and DM45

4.24

Detailed policy that sets out the development appropriate in a rural areas are
DM42 – DM45

4.25

The settlement hierarchy29 identifies the range of facilities and services in
each place and how easy it is to access public transport and areas of

29

Wycombe District Local Plan Settlement Hierarchy Study Final Report (September 2017, Wycombe
District Council)
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employment. The wider and larger range of facilities the more sustainable
the location is in terms of minimising the need to travel in particular and
being able to travel by more sustainable modes. The main elements of the
hierarchy are set out in table 3 below and shown in figure 5, the full list of
settlements in the hierarchy is included at Appendix C
Table 3 Main elements of the settlement hierarchy for Wycombe District
Tier 1

Large Urban Areas – High Wycombe

Tier 2

Market Towns and Other Major Settlements – Bourne
End and Wooburn, Marlow, Princes Risborough

4.26

Tier 3

Higher order service villages

Tier 4

Other service villages

Tier 5

Small villages

Tier 6

Hamlets

The sustainability of the settlements has to be considered alongside other
factors, particularly environmental constraints such as the Chilterns Area of
Outstanding Natural Beauty and the policy constraint of the Green Belt.
These factors have affected how much development might be
accommodated in different places across the District, drawing on the
evidence set out in the Council’s assessment of land available for
development30.

4.27

Policy CP3 sets out the Council’s approach to directing development to the
different settlements. The High Wycombe area is identified as the principal
focus for development – it offers by far the best range of services, facilities,
access to jobs and to public transport in the District. The High Wycombe
area is a functional one that extends beyond the unparished area to include
a number of the villages that are connected to the town but have their own

30

Wycombe District Council Housing and Economic Land Availability Assessment (HELAA)
publication version (September 2017, Wycombe District Council)
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sense of identity. The Council is not proposing that these villages become
part of High Wycombe, rather it is recognised that due to the close proximity
and connectivity of these areas for planning purposes can be seen to be part
of a larger High Wycombe area. There are opportunities to redevelop
brownfield sites within the town and the town will benefit from further
regeneration. However the opportunity to develop around the edge of the
town are more limited due to the Chilterns Area of Outstanding Natural
Beauty and the Green Belt, although the Green Belt assessment has
identified some limited further opportunities and the former reserve sites also
provide scope for development. The ability of the town to accommodate
more development is also constrained by the significant traffic congestion,
caused in large part by the topography of the town, and the limited
opportunities to avoid traffic following the valley bottom.
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Figure 5 Settlement hierarchy

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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4.28

Princes Risborough is a market town in the north of the district on the edge
of the Green Belt and Chilterns Area of Outstanding Natural Beauty. It has
good public transport links which will improve with the East/West Rail
project, but does not have the same level of services and facilities as the
High Wycombe area and it also has a weaker economic base than the other
main towns. The Chilterns Area of Outstanding Natural Beauty and the
Green Belt on the eastern side of the town which severely restrict the scope
for development there are not replicated to the west. As such a major
expansion of the town is proposed to the west, with the aim that “clustering”
of development in one large urban extension will deliver the critical
infrastructure improvements that are needed. Whilst major housing growth is
proposed at Princes Risborough, much higher levels of growth are still
planned to take place at High Wycombe – much of this is on brownfield land
and within the main built up area.

4.29

Whilst benefiting from a good employment base and a good range of local
services, Marlow is severely constrained by Green Belt, Area of Outstanding
Natural Beauty and the floodplain of the River Thames. Development will
therefore be focused within the town and will be more limited in scale.
Marlow is an important employment location within the Thames Valley, and
has one of the Districts key employment areas at Globe Park. Improvements
need to be made as it is not performing as well as it should due to access
and egress issues and parking constraints.

4.30

Bourne End and Wooburn regards itself as a number of villages, rather than
as a town, although physically the settlements are connected. In terms of
population it is only a little smaller than Princes Risborough. The village
centre at Bourne End offers fewer facilities, and is classified as a District
Centre rather than a Town Centre (see Policy CP6 Securing Vibrant and
High Quality Town Centres). It is, however, larger than the other large
villages such as Flackwell Heath and Stokenchurch, has a wider range of
services and facilities, employment opportunities and better public transport
provision so is included in Tier 2 of the Settlement Hierarchy. Whilst the
River Thames floodplain restricts the scope for development to the
south/south west of the village, the village is not surrounded by the Area of
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Outstanding Natural Beauty. The former reserve site together with an
opportunity arising from the Green Belt assessment means that there is
scope for further development in this location.
4.31

Some of the larger villages31 provide an opportunity for sustainable
development whilst protecting their intrinsic character and the environmental
quality of the area. However the scope is variable due to the Chilterns Area
of Outstanding Natural Beauty, the potential harm to the Green Belt and their
differing range of facilities including their public transport provision.
Somewhat larger scale growth is anticipated at Longwick and Great and
Little Kimble. Longwick is beyond the Green Belt and AONB, whilst Great
and Little Kimble benefit from good public transport provision but whose
location straddling the Green Belt and AONB boundary and in the setting of
the Chiltern escarpment limits the scope for any more major development.

4.32

At the smaller villages and hamlets, significant development in these
settlements would not be sustainable due to the limited facilities and reliance
on the private car for transport. Development here will therefore often conflict
with environmental and policy constraints and affect the character of the
settlements. However very limited development – such as rural exception
housing – could benefit the social and economic wellbeing, particularly
where small villages do have some local facilities.

31

Tiers 3 and 4 of the settlement hierarchy
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What development will be delivered
4.33

There are four policies in this section: CP4: Delivering homes; CP5:
Delivering land for business; CP6: Securing vibrant and high quality town
centres; CP7: Delivering the infrastructure to support growth

CP4 – Delivering Homes
4.34

Delivering homes is a key objective of this plan and of national planning
policy to ensure that there are sufficient homes for everyone. Providing
enough homes in Wycombe District is a particular challenge given the extent
of nationally important environmental and planning constraints that exist.

POLICY CP4 – DELIVERING HOMES
1. The housing target for the District for the plan period 2013-2033 is 10,925
homes.
2. These homes will be distributed across the District broadly as follows:
a) Tier 1 - 6,350 homes at the urban area of High Wycombe;
b) Tier 2 – 3,200 homes, broadly distributed as follows:
i.

2,050 homes at Princes Risborough32;

ii.

350 homes at Marlow;

iii.

800 homes at Bourne End and Wooburn.

c) Tiers 3-6- 1,400 homes broadly distributed as follows:
i.

300 homes in Longwick-cum-Ilmer Parish;

ii.

160 homes in Great and Little Kimble cum Marsh Parish;

iii.

940 across the rural areas, focused on the larger and medium
sized villages (Tiers 3 and 4 of the settlement hierarchy).

32

The expansion of Princes Risborough is expected to continue beyond the end of the plan period in
2033 adding approximately a further 600 homes to this total.

42

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

3. Provision will be made to help address the needs for different types of
housing including:
a) Provision of affordable housing of appropriate tenures having regard to
the needs for different forms of affordable housing;
b) Provision of accommodation for the older people including through
existing commitments, on sites allocated for housing and through
ensuring new housing is more accessible;
c) 7 pitches to meet the needs of Travellers and 3 plots to meet the needs
of Travelling Showpeople;
d) Seeking an appropriate mix of house types and sizes.
4. These homes will be delivered through:
a) Existing completions and commitments;
b) Allocations in this Plan as set out in Appendix D and in the Delivery and
Site Allocations Plan, and shown on the Policies Map;
c) Allocations in Neighbourhood Plans;
d) Through windfall development, in accordance with other policies in the
Development Plan.

4.35

Detailed policy on the requirements for affordable housing is set out at DM24

4.36

The Buckinghamshire Housing and Economic Development Needs
Assessment (December 2016 and Addendum, August 2017) indicates that
the need33 for housing across the whole of the Buckinghamshire Housing
Market Area around 46,200 homes for period 2013 – 20133. The need for
housing in Wycombe District is 13,200 homes for the same period or around
660 homes per year. However, not all this growth can be accommodated in
the District (see below). Wycombe is proposing to build 10,925 over the plan

33

This is the full objectively assessed need for housing, identified in line with national policy and
practice guidance. The figure is an “unconstrained” figure – i.e. it is not adjusted to take account of
any policy or environmental constraints.
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period, or about 550 a year. Aylesbury Vale District Council has agreed to
take our ‘unmet need’.
4.37

The starting point in Government policy is for authorities to meet their
objectively assessed need (for housing and other development) unless the
adverse impacts of doing so would significantly and demonstrably outweigh
the benefits of doing so, or specific national policies restrict development
such as the Green Belt, Areas of Outstanding Natural Beauty or areas at risk
of flooding.34 Where an authority cannot meet its objectively assessed need
within its own area, under the Duty to Cooperate, then it can seek
neighbouring authorities to help meet those unmet needs, starting with
authorities that are within the defined Housing Market Area, provided this is
consistent with achieving sustainable development.35

4.38

The Council has thoroughly reviewed the scope for meeting its housing
needs within the District. This has included:


Assessing the scope for development on previously developed
(“brownfield”) sites (in urban and rural areas), including on former
employment land where appropriate;



Development of the former reserve sites;



Assessing the scope for major expansion of Princes Risborough beyond
the Green Belt and Area of Outstanding Natural Beauty;



Identifying opportunities at settlements in the AONB whilst giving great
weight to conserving its landscape and scenic beauty and not promoting
major development in the AONB.



Reviewing the scope for removing areas of land from the Green Belt
where there are exceptional circumstances for doing so;



Identifying the scope for development in the more sustainable villages
outside of the Green Belt;

4.39

The process included consulting on proposals in a draft Local Plan (June
2016) and then further reviewing the potential housing capacity of the District

34
35

National Planning Policy Framework (2012) paragraph 14
National Planning Policy Framework (2012) paragraphs 47 and 182
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in the light of the consultation responses, including through Duty to
Cooperate discussions, and in the light of updated evidence. The range of
strategic and site specific options considered and assessed are set out in the
Sustainability Appraisal, together with the reasons for why certain options
were included in this Plan and why others were not taken forward. 36
4.40

Having considered and tested all the reasonable options a housing capacity
of 10,925 was identified for within the plan period to 2033. Development
above this level would cause significant and demonstrable harm or be
contrary to specific national policies that restrict development. Table 4 shows
the main sources of the housing supply identified.

Table 4 Main sources of Housing Land Supply
2013-2033

Total net dwellings

Previously developed sites in urban and rural areas

5,611

Development of the Former Reserve Sites
(Greenfield)

1,755

Princes Risborough main expansion (Greenfield)

1,662

Green Belt Review (Greenfield)

1,139

Other Greenfield (including around villages)

760
Total

4.41

10,927

The housing capacity identified means that the authority is not able to meet
its full objectively assessed need for housing in a way that is consistent with
the NPPF. As part of the Duty to Co-operate and in line with national
planning policy, the Council has been in discussion with the other
Buckinghamshire Districts, Buckinghamshire County Council and
Buckinghamshire Thames Valley Local Enterprise Partnership on
accommodating housing needs across the Housing Market Area. As a result

36

Sustainability Appraisal (SA) of the Publication (Regulation 19) Draft of the Wycombe District Local
Plan (September 2017, AECOM & Wycombe District Council)
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of those discussions Aylesbury Vale have agreed37 to accommodate 2,275
homes in the Vale of Aylesbury Local Plan which constitutes the unmet
housing needs of Wycombe District, with a result that the housing target for
Wycombe District is 10,925 homes.
4.42

The housing requirement of 10,925 results in an annual requirement of 546
homes per year.

4.43

The National Planning Policy Framework requires authorities to demonstrate
that they have a five year supply of “deliverable” sites. This applies to the
district level of housing provision only. It also has to identify a supply of
specific “developable” sites or broad locations for growth for years 6-10 and
where possible years 11-15. Table 5 sets out the anticipated delivery profile
of the housing across the plan period.

Table 5 Housing Delivery Profile

4.44

Timing

Net number of dwelling (approx. and
rounded)

2013-16 (Completions)

1,065

2016-18

1,316

2018-23

4,387

2023-28

2,658

2028-33

1,501

Total

10,927

Based on a requirement of 546 homes per year and taking account of any
shortfall in provision from the start of the plan period, the Council can
demonstrate a 5 year housing land supply of deliverable housing sites 38, and
identify sufficient developable sites to meet national policy requirements.
Indeed the Plan identifies sufficient sites and broad areas to meet the
housing target in full up to 2033.

37

See Buckinghamshire Memorandum of Understanding between Aylesbury Vale District Council,
Wycombe District Council, Chiltern District Council, South Bucks District Council, and
Buckinghamshire Thames Valley Local Enterprise Partnership (July 2017).
38 This applies for the 5 year periods 2016-21 and 2018-23.
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4.45

Table 6 indicates that some of this supply has already been built and some
is already committed for housing, through existing planning permissions and
sites identified in the Delivery and Site Allocations Plan. However this Plan is
allocating land for around an additional 5,800 homes up to 2033 of which
nearly a third is on the former reserve sites included in the previous plan, the
Wycombe Core Strategy. Some limited additional provision will be made
through allocations in emerging neighbourhood plans.

Table 6 Make-up of housing supply by level of commitment
Type of site

Net Dwellings

Completions (2013-16)

1,065

Sites with permission or under
construction @ 1/4/16

2,456

Allocations in the Delivery and Site
Allocations Plan

579

Allocations in ‘made‘ Neighbourhood
Plans

20

Allocations in this Local Plan (up to 2033) 5,823
Allocations to be made in Neighbourhood 425
Plans
Windfall

559

Total

10,927
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Figure 6 The housing distribution 2013-33

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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4.46

In the villages site specific allocations are proposed in this Plan to determine
how much housing should be provided rather than identifying “housing
targets” for each village. The exception is where villages outside of the
Green Belt are preparing neighbourhood plans, in which case a housing
target has been identified having regard to the potential in those villages,
including the constraints and sustainability of the village. Allocations can
then be made through neighbourhood plans. It should be noted that most of
the larger villages are within the Green Belt and the National Planning Policy
Framework39 does not allow neighbourhood plans to “make changes” to the
Green Belt.

4.47

The housing provided through this plan will not just be provided in a range of
locations but also on a range of sizes of sites. This includes a site that in
total will deliver around 2,400 homes40 at Princes Risborough and a number
of sites accommodating several hundred homes, to many sites
accommodating less than 10 homes. Table 7 shows that around 40% of the
housing supply will come forward on sites of less than 100 homes and 60%
on sites of more than 100 homes. This range and choice of sites enables
different types of housing providers to deliver housing in the District,
including major national house builders and smaller scale local builders. It
also provides significant opportunities for self and custom build housing. This
range of opportunities for different types of providers helps to maximise the
ability to maintain strong housing delivery during the plan period.

39
40

National Planning Policy Framework (2012) paragraph 83
Around 1,750 homes within the plan period to 2033, the remainder after the end of the plan period.

49

Wycombe District Local Plan Local Plan – Regulation 19 Version October 2017
Table 7 Site size range for housing provision
Supply by Net Site Size - 2013-33

4.48

Overall Net Site Size

Number of
Homes

Percentage
of supply

Under 10 units

1,750

16%

10 - 99 units

2,635

24%

100 - 499 units

3,651

33%

500 units & above

2,891

26%

10,927

100%

Overall the Plan sets out an approach to housing that will provide a
significant uplift to the delivery housing in the District compared with plans
over the last 20 years with strong delivery, particularly in the first half of the
Plan period due to:

4.49



The existing high level of commitments and level of site identification



The spatial distribution of housing



The range of type and sizes of sites.

The Buckinghamshire HEDNA Addendum41 and other studies42 highlight the
need not just for the overall level of housing but also the needs of different
sectors of the community. This includes:


Affordable housing – the HEDNA identifies a need for at least 3,140
homes to be affordable housing



Homes for older people – the HEDNA identifies a need for 1,790 specialist
holder persons housing units of various type in the District

43

Buckinghamshire Housing and Economic Development Needs Assessment Update 2016 –
Addendum Report (September 2017, Opinion Research Services and Atkins)
42 Buckinghamshire Gypsy, Traveller and Travelling Showpeople Accommodation Assessment
(February 2017, Opinion Research Services)
43 This includes all types of housing not only care or nursing homes
41
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4.50

Travellers and Travelling Showpeople – the latest assessment44 indicates a
need for 7 pitches for travellers and 3 plots for travelling showpeople. The
Development Management policies in section 6 sets out policies for
addressing those needs and these may be supplemented by more detailed
supplementary planning documents as appropriate to provide further
guidance.

4.51

In relation to affordable housing, based on existing commitments and
application of the requirements of Policy DM24 (Affordable Housing) most of
the affordable housing need identified for the District can be provided for in
the District. However it is possible that a small part of that need may not be
capable of being accommodated within Wycombe District. As part of Duty to
Cooperate discussions, as Aylesbury Vale District Council has agreed to
accommodate some of Wycombe District’s overall unmet housing need it
has also agreed that the level of affordable housing expected to be secured
as part of that overall unmet housing need should contribute to meeting the
relevant affordable housing needs of Wycombe District.45

CP5 – Delivering land for business
4.52

Fostering economic growth is a key objective of the plan. The District, and
particularly the southern half, is well located and connected to secure further
economic development. However, the District has only a limited supply of flat
land, making it important for the Council to make the most of employment
opportunities.

POLICY CP5 – DELIVERING LAND FOR BUSINESS
The Council will address the needs of the local economy by:
1. Safeguarding strategic and local employment areas (as set out in

44

Buckinghamshire Gypsy, Traveller and Travelling Showpeople Accommodation Assessment
(February 2017, Opinion Research Services)
45 Buckinghamshire Memorandum of Understanding between Aylesbury Vale District Council,
Wycombe District Council, Chiltern District Council, South Bucks District Council, and
Buckinghamshire Thames Valley Local Enterprise Partnership (July 2017)
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Appendix G) from non-business development as well as encouraging and
facilitating their ongoing regeneration and redevelopment for economic
purposes.
2. Supporting High Wycombe as a location for high quality offices by
ensuring the delivery of existing key employment commitments, including
Handy Cross Hub and High Wycombe Town Centre sites, to provide new
B1a office accommodation.
3. Allocating 2146 ha of new strategic and local employment areas including:
a) Additional new employment sites on the edge of High Wycombe
(Wycombe Airpark), and limited employment development on some of
the former reserve sites (Abbey Barn South and Gomm Valley) to
improve the range and choice of sites;
b) New employment sites at Princes Risborough (land adjacent to Regents
Park and at Lower Icknield Way) and;
c) A new employment site at Stokenchurch (on land adjoining
Stokenchurch Business Park).
4. Facilitating rural enterprise and diversification.

4.53

Detailed policies facilitating rural enterprise and diversification are DM27 and
DM42 – DM45.

4.54

Wycombe has a strong economic base with a large number of small,
specialised businesses as well as large companies. Despite the restructuring
of the economy over the past 15 years, Wycombe still has a strong industrial
base but this is changing as our economy becomes more focused on the
service and business sectors which have different needs in terms of
premises and facilities for their workforce.

46

This is based on the additional floorspace figures and applying plot ratios of 50% of the site area for
office and warehousing and 40% for industrial uses.
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4.55

Economic forecasts in the HEDNA suggest there is scope for further growth
in office and warehousing jobs and hence floorspace, but further decline in
industrial space (see table 8). (Positive figures indicate a growth whereas
negative figures indicate a projected decline).

Table 8 Economic forecast for Office, Industrial and Warehousing uses over plan
period

4.56

Demand (sqm)

hectares

B1a/b Office

+68,000

+14

B1c/ B2 Industrial

-48,000

-12

B8 Warehousing

+34,000

+7

Total

+54,000

+8

The Council assessed a wide range of different options and approaches in
order to try and meet this demand. These are summarised below:
i.

Delivering permitted schemes - The Council’s approach is to deliver
permitted major proposals for office development at Handy Cross Hub
alongside the already implemented public transport hub (Coachway
Park and Ride), and sites available in High Wycombe Town Centre for
office development. This provision also helps offset losses of office
space to residential development under permitted development rights.

ii.

Retaining existing employment land - The Plan seeks to retain as
many new and existing Strategic and Local Employment Sites as
possible, whilst recognising that some of the existing stock will be lost
as it does not have a realistic prospect of being used for employment in
the future. The Council’s Employment Land Review47 considered which
sites should be retained (see policy DM 29), this has been
supplemented by a further update48 which identified sites which could
be released to housing. In addition, the Delivery and Site Allocations

47

Wycombe District Council Economy Study and Employment Land Review (January 2014, Peter
Brett Associates)
48 Report to the Wycombe District Council Cabinet dated 21 September 2015, ‘Short Term
Employment Land Review’
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Plan49 policy DM5 on scattered business sites sets out the approach for
the protection of smaller sites.
iii.

The adopted Delivery and Site Allocations Plan (July 2013)
allocates a number of sites for employment purposes in the higher tier
centres of Wycombe District. These sites are factored into our
assessment

iv.

Regeneration - The Plan aims to regenerate existing key business
sites and areas to maintain and improve their attractiveness through
improving access, addressing on site issues such as car parking, and
improving the environmental quality. The Council regards the Cressex
Business Park in High Wycombe and Globe Park in Marlow to be the
two priority areas for improvements and regeneration – see policies
HW18 and MR7.

v.

New Site Allocations - As part of the preparation of the new Local
Plan, work was undertaken to try and identify further sites which meet
the locational requirements of modern business in suitable locations for
development and, as a result, some additional sites were identified,
focused on higher tier settlements in the settlement hierarchy,
including:


High Wycombe - land releases from the Green Belt at Wycombe
Airpark and High Heavens, where exceptional circumstances are
considered to exist50, and smaller scale employment land provision
on some of the reserve sites. This provision will help to off-set
some of the historical employment land losses and those expected
to happen during the Plan period.



Princes Risborough - New employment land is also being allocated
to provide new opportunities for business development to
complement the expansion of the town and to provide opportunities
for businesses to relocate from elsewhere in the town, particularly

49

Adopted by the Council in July 2013. The policies in that plan are up to date, and not subject to
review as part of the preparation of this Local Plan.
50 Green Belt Part Two Assessment (September 2017, Wycombe District Council)

54

Wycombe District Local Plan Local Plan – Regulation 19 Version October 2017
where that is necessary to facilitate the development of the
expansion area.


Stokenchurch – on land which is within the AONB but is not
considered to constitute ‘major development in the AONB’, also
helping to offset losses as well as meet new demand.

vi.

For rural areas, recognising that small changes to existing business
centres or farm diversification can make a significant contribution to the
rural economy. This objective is supported through policies DM42 to
DM45 in this plan.

4.57

Despite having taken all of the above measures to find additional sites, it is
clear from table 9 below that there is a significant shortfall in the supply of
sites available in the District of about 10 hectares even once the potential
allocation of the extra 21 hectares of employment land are taken into
consideration. Whilst this level of allocation exceeds the forecasts there is an
overall deficit when anticipated future losses of floorspace are factored in.
This deficit is in the office (B1a/b) sector, as the industrial (B1c/B2) and
warehousing (B8) surplus and deficit, broadly balance each other out. It is
however considered likely that the full demand set out in the forecasts, will
not be met in full during the Local Plan period.

4.58

Assumptions are made in table 9 about how the supply will be split between
the different sectors and also with regard to potential future losses of
employment land through permitted development rights .There is a great
degree of uncertainty about predicting future loses from permitted
development and limited evidence to assess the degree to which this will
continue in the future as, it has only been in force since May 2013 and was
initially intended to be for a three year period, although it has since been
made permanent.
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Table 9 Employment Land Demand, Potential Supply and Balance
Demand

Potential Supply

Demand/Supply balance
(+ = surplus supply
against demand)

Potential new
allocations

Balance taking
account of potential
allocations

sqm

ha

sqm

ha

sqm

ha

B1a office

68,000

-1,000

-69,000

-14

14,000

3

-55,000

-11

B1c/B2
industrial

-48,000

-81,000

-33,000

-8

50,000

13

17,000

4

B8
warehousing

34,000

-15,000

-49,000

- 10

30,000

6

-19,000

-4

Total

54,000

-97,000

-151,000

- 32

95,000

21

-57,000

-10

Figures do not add up due to rounding.
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4.59

As a result, the Bucks districts commissioned further forecasts and sought
further views of the commercial property market through the Bucks Thames
Valley LEP. The outcome of that work is set out in an Addendum to the
HEDNA51. From a market perspective, this indicates that currently demand
for office space is weak but demand for industrial land is stronger than is
indicated in the HEDNA forecast.

4.60

As is clear from table 9 above, meeting our needs in the office sector is likely
to be challenging. There is a mismatch between market intelligence on the
demand for offices currently and the HEDNA economic forecasts. This
appears to be a result of structural change in the commercial property
market during and since the last recession, with reduced office density rates
and more agile working being particular features.

4.61

In terms of the warehouse sector, the level of need is relatively small and
could be met on the surplus industrial land where the demand exceeds
supply (see table 9)52. This additional employment land will help to
compensate for any additional unforeseen losses (including due to permitted
development) and provides some limited range and choice of sites and
floorspace, as required by national policy.

4.62

The HEDNA Addendum concludes by advising that the Oxford Economics
labour demand forecasts in the HEDNA is the preferred forecast for planning
employment needs. However it indicates that authorities should take account
of revised forecasts in the HEDNA Addendum. Ultimately the Addendum
suggests that there is a case for taking a cautious approach to defining and
allocating employment land to meet B class uses at present, given the
market uncertainties and the historic picture in Buckinghamshire, so that we
don’t plan for growth that doesn’t materialise. In addition, it suggests that a
flexible approach is taken to allocating employment sites where the land is

Buckinghamshire Housing and Economic Development Needs Assessment Update 2016 –
Addendum Report (September 2017, Opinion Research Services and Atkins)
52 It should be noted that for new sites broad assumptions had to be made about the potential balance
between B1c/B2 and B8. Detailed proposals, depending on market conditions, may result in a
different balance to the assumptions made.
51
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suitable for a range of B class uses and to monitor the situation closely and
manage it through plan reviews.
4.63

This is the approach that has been adopted and consequently, while table 9
sets out the Council’s ‘best estimate’ at matching supply against demand it
needs to build in an element of flexibility in that the assumptions for one
sector could be met on sites assumed to be taken up by an alternative
sector. As such, allocations in this Plan are flexible to be responsive to
possible changes in market conditions. In addition the assumptions made
about permitted development loses (i.e. office to residential) over the Plan
period which are a key factor leading to the shortfall of office floorspace
against forecasts need to be regarded as flexible in that there is only limited
historical data on which to base them – they are best estimates at this point
in time.

4.64

Work has been undertaken across the Functional Economic Market Area
(FEMA) under the duty to co-operate to consider the overall balance
between supply and demand. This is set out in the HEDNA Addendum. A
Memorandum of Understanding has been signed53 for Buckinghamshire
which will allow some of the surplus opportunities for employment land
provision in Aylesbury Vale to meet some of the unmet employment needs
as assessed against the Oxford Economics forecasts in Wycombe District,
and agreeing the flexible approach outlined above. Overall across the FEMA
there is sufficient land to meet the forecast for jobs, but currently a mismatch
within the B uses class sectors.

4.65

53

Figure 7 illustrates the spatial distribution of this strategy.

Buckinghamshire Memorandum of Understanding between Aylesbury Vale District Council,
Wycombe District Council, Chiltern District Council, South Bucks District Council, and
Buckinghamshire Thames Valley Local Enterprise Partnership (July 2017)
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Figure 7 Economic development strategy

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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CP6 – Securing vibrant and high quality town centres
4.66

Our town, district and local centres are at the heart of our community and
provide the focus for where people shop, work, live and visit. Our town
centre uses in particular are also easily accessible, particularly by public
transport, making them sustainable locations for development, particularly
“town centre uses” such as shops, offices, leisure and entertainment facilities
that attract a lot of people

POLICY CP6 – SECURING VIBRANT AND HIGH QUALITY TOWN CENTRES
The Council will:
1. Direct proposals for town centre uses to town and district centres (as
defined on the Policies Map) at the appropriate level in the town centre
hierarchy (as set out in table 10) according to the scale and function of the
use.
2. Enhance our town and district centres and improve the quality of the
public realm in:
a) High Wycombe –
i.

Through the implementation of the High Wycombe Town Centre
Masterplan and delivery of site specific proposals;

ii.

Initially through a focus on the take up of vacant units and making
best use of existing town centre retail and leisure space.

b) Princes Risborough – through the delivery of town centre public realm
improvements and transport changes, and implementation of town
centre development sites;
c) Marlow – through the implementation of key development sites, and
through provision of improved links to Globe Park;
d) Bourne End – through proposals in the Wooburn and Bourne End
Neighbourhood Plan.
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4.67

The town centre hierarchy (table 10) seeks to direct the right type and scale
of uses to the right type of centre, so that every day needs are met at a local
level and wider needs accommodated in the larger centres.

4.68

Evidence indicates that the demand for retail space will continue to grow
despite changing shopping habits such as online shopping although retail
forecasts are inherently uncertain for later in the plan period54.

4.69

The Council’s Delivery and Site Allocations Plan already identifies a range of
sites to help meet the need for new retail development in or on the edge of
our town centres and sets out detailed policies for retail development and
town centre uses, including the overarching “town centres first” principle.
These sites are primarily “mixed use” sites to encourage and widen the
range of uses and activities in our town centres.

4.70

In High Wycombe town centre there are currently a number of vacant shop
units and underutilised areas and it is important that the future take up of
these sites or redevelopment of sites is not inhibited by major retail
development outside of the town centre. Indeed the Council is, where
possible, taking direct action to bring vacant shop units into use and bring
forward land within its control, as well as working with the High Wycombe
Town Centre BiDCO in its wide support for the town centre. In short the
focus should be on taking up the slack in the town centre.

4.71

Overall the sites identified together with take up of a proportion of the vacant
units are capable of meeting forecast needs up to 2028, but the lack of other
suitable sites in or on the edge of High Wycombe town centre, and indeed
beyond limit the overall capacity of the town for retail capacity without
impacting on other key constraints55.

4.72

Town centres are an excellent location for offices and High Wycombe town
centre has not seen significant office growth in the past. Some of the mixed

Wycombe Town Centres and Retail Study – 2017 Addendum (March 2017, Lichfields)
Sustainability Appraisal (SA) of the Publication (Regulation 19) Draft of the Wycombe District Local
Plan (September 2017, AECOM & Wycombe District Council)
54
55
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use sites in the town centre56 allocated in the Delivery and Site Allocations
Plan provide the opportunity to rectify this to some extent over the lifetime of
the plan, raising the profile of the town centre and the town as an office
location. Similarly additional residential development is being secured in the
town centre that will increase the vibrancy of the centre.
4.73

The expansion of Princes Risborough provides both additional opportunities
and additional pressures for the town centre. New development sites in the
town centre together with public realm and transport enhancements will
make it a more attractive place for people to visit and shop in.

4.74

Marlow is a successful and bustling town centre and the key here is to
successfully manage the mix of uses and the take up of site opportunities
identified in the Delivery and Site Allocations Plan, whilst taking any
opportunities to further enhance the strength to the town centre by improving
links to Globe Park.

4.75

Bourne End has a smaller centre – regarding itself as a village not a town. Its
centre is therefore a district centre. The Parish is preparing a Neighbourhood
Plan, which provides the opportunity to identify improvements for the village
centre.

4.76

In addition to addressing the need for development of town centre uses, the
aim is to continue to improve the quality of our town centres as places for
people, particularly where growth is occurring and putting greater pressure
on the town centre. The High Wycombe Town Centre Masterplan,
incorporated within the Delivery and Site Allocations Plan57, seeks to do just
that by re-shaping the town centre through a re-configuration of the town
centre road network, providing opportunities to improve the public realm.
Implementation of this plan is already underway and will continue during the
lifetime of this Local Plan.

56

An Assessment of the Office Market in High Wycombe Town Centre (March 2017, Chandler
Garvey)
57 The Delivery and Site Allocations Plan was adopted by the Council in July 2013. It is up to date,
and its policies are not generally being reviewed as part of the preparation of this Local Plan.
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Table 10 The Town Centre Hierarchy
Sub regional town centre – High Wycombe
The town centre serves the District as a whole, being the main comparison
shopping destination, the main focus for leisure, entertainment and cultural
activities and the main location for major retail developments, large scale leisure
and office uses, and other uses that attract large numbers of people.
Other town centres – Marlow and Princes Risborough
These town centres serve their own population and the rural catchment and not a
wider area.
District Centres – Hazlemere, Bourne End, and Flackwell Heath.
These centres provide basic food and grocery shopping facilities, supported by a
limited range of other shops and non-retail services serving their local communities
Local Centres
Other local parades and village centres provide a basic range of small shops and
services of a local nature and serve their predominantly local catchment within
walking distance of the centre.
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CP7 – Delivering the infrastructure to support growth
4.77

Higher levels of growth will put greater pressure on the infrastructure of the
District. This plan has been prepared in discussion with the key infrastructure
and service providers to understand what those impacts are and how they
might be addressed. Policy CP7 sets out the key infrastructure requirements
necessary to support growth.

POLICY CP7 – DELIVERING THE INFRASTRUCTURE TO SUPPORT GROWTH
Provision will be made for new infrastructure to support growth, through
planning obligations, the Community Infrastructure Levy (CIL) and other
available funding streams as appropriate. Where justified, development will be
required to provide or contribute towards delivering the key infrastructure
requirements for the District including:
1. Transport – wider connectivity
a) Access to High Wycombe from the M40;
b) Improvements to the A404 Corridor south of High Wycombe including
at Marlow;
c) Improved North/South connectivity across Buckinghamshire without
causing harm to the Area of Outstanding Natural Beauty;
d) Provision of a strategic walking and cycling route between High
Wycombe and Bourne End whilst investigating the strategic case for a
‘London rail bypass’ that links East West Rail and Cross Rail via High
Wycombe and Bourne End.
2. Transport – local priorities
a) High Wycombe transport improvements including measures to improve
conditions on the London Road;
b) High Wycombe Town Centre Masterplan transport changes;
c) Improved access and egress to Globe Park from the A404 at Marlow;
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d) Improved access and egress to Cressex Business Park;
e) New road infrastructure and public transport to support growth at
Princes Risborough;
f) New road infrastructure to support growth at Bourne End;
g) Achieving better sustainable travel to secure modal shift including
more integrated and “smart” public transport provision;
h) Improved walking and cycling provision.
3. Social
a) Expansion of secondary schools and provision of new and expanded
primary schools, particularly in High Wycombe, Princes Risborough
and Bourne End;
b) New primary care facilities where required;
c) Provision of new community facilities and improving Land in
Community Use;
d) Facilities that promote healthy living including for sports, open space
and recreation, including open space.
4. Environment
a) Green Infrastructure – including landscape, recreation, and biodiversity
improvements;
b) Public realm – enhancing the public realm in our main town and village
centres, including implementation of the High Wycombe Town Centre
Master Plan and enhancements to Princes Risborough Town Centre;
c) Flood management measures including sustainable drainage systems,
including provision for their long term management and maintenance.

4.78

The Infrastructure Delivery Plan sets out a schedule of the main
infrastructure requirements as a result of the development proposed in this
plan. Individual site policies set out more specific requirements for those
sites. There is a good degree of certainty about the delivery of infrastructure
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in the early years of the plan, and reasonable prospect of infrastructure
coming forward later on.
4.79

Strategic and local transport matters are crucial to the area’s economic
development. Investing in public transport and walking and cycling is vital in
achieving modal shift, to help to manage local congestion, particularly in
High Wycombe.

4.80

Social infrastructure expansion is necessary to accommodate the growing
population. New education facilities are planned in liaison with the County
Council and in conjunction with the individual schools. Provision for future
expansion of GPs is planned in conjunction with local clinical commissioning
groups and national NHS bodies.

4.81

Environmental, or green, infrastructure is essential to provide a quality of
place, and helps to underpin our health and wellbeing, as well as providing
habitat for wildlife. Policies CP12 and DM34 provide more detail on this.

4.82

Providing improvements to the public realm and the public spaces in the
main towns and village centres is an important part of supporting the delivery
of homes and jobs. Improving the quality of the places where people go to
work, shop and for entertainment makes them more attractive and supports
the business and economy of the district especially in those locations where
significant growth is proposed. Policy PR12 sets out enhancements for
Princes Risborough, and the Delivery and Site Allocations Plan (adopted
July 2013) sets out the proposals for improvements to High Wycombe Town
Centre.

4.83

Whilst the plan directs development away from the highest areas of flood risk
some infrastructure provision will still be required to mitigate against flood
risk. This will include sustainable drainage systems to mitigate the impacts of
surface and groundwater flooding. A whole catchment approach will be
required working closely with Buckinghamshire County Council and the
Environment Agency and having regard to their most recent strategic
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approaches.58 Policy DM39 sets out our approach for managing flood risk
and sustainable drainage systems. Other policies in our Development Plan
provide protection of watercourses through the implementation of natural
buffers / corridors.
4.84

Some infrastructure needs can be provided by developers as a direct result
of the impact of new development, secured through appropriate legal
agreements. Other infrastructure will come forward through service
providers, by ensuring that their investment plans align with when growth is
planned.

4.85

The Council will also work with Government and other agencies to attract
external sources of funding to support infrastructure delivery. This will
include continuing to work with the Buckinghamshire Thames Valley Local
Enterprise Partnership (BTVLEP) to identify funding opportunities and to
direct them to where they are most needed, including helping to deliver our
wider strategic objective of improving connectivity.

4.86

The Council also operates a Community Infrastructure Levy which will assist
in delivering key infrastructure requirements and the Council will update its
Regulation 123 list59 as appropriate to ensure that funds are directed to the
right types of infrastructure provision at the right time. The Council is not
proposing to amend the Community Infrastructure Levy Charging
Schedule60. It considers that the charging levels are still appropriate for the
area, having regard to the other costs and demands on development, and
are at a level that will ensure that development remains viable.61 The
Council’s detailed policy approach to infrastructure provision and viability is
set out in Policy DM19 of the Delivery and Site Allocations Plan.

Currently the Environment Agency’s Catchment Flood Management Plan and Buckinghamshire
County Council’s Local Flood Risk Management Strategy. Applicants should refer to the latest
available strategies / plans.
59 The Regulation 123 (R123) list ensures that Section 106 and CIL funds are not collected for the
same purposes. The Council’s current R123 list is available on the Council’s website.
60 The Council adopted its CIL charging schedule in November 2012. It is available on the Council’s
website.
61 Viability Assessment (May 2017, Adams Integra)
58
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4.87

The provision of more strategic infrastructure, particularly across a wider
area, will require coordination across a range of partners. Buckinghamshire
Thames Valley Local Enterprise Partnership has published an Infrastructure
Investment Plan that identifies some of the main strategic opportunities and
Buckinghamshire County Council are currently preparing the
Buckinghamshire Strategic Infrastructure Plan. The Council will work with
partners to bring forward projects that help address these strategic issues. In
due course these projects may bring forward other development
opportunities which would need to be addressed in a future plan review.
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Figure 8 Transport infrastructure

OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.
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How development will be delivered
4.88

There are five policies in this section: CP8: Protecting the Green Belt;
CP9: Sense of Place; CP10: Green Infrastructure and the Natural
Environment; CP11: Historic Environment; and CP12: Climate Change

CP8 – Protecting the Green Belt
4.89

The Green Belt has helped shape our towns and villages and played a vital
role in preventing urban sprawl, ensuring towns and villages do not merge
into one another and helped prevent development encroaching into the
countryside. One of the key characteristics of Green Belt is its permanence.
However the need for housing and other development is high and the
circumstances are such that the District cannot meet all those needs for
development from other normal sources of development land outside of the
Green Belt. This means considering all the options available including the
Green Belt. As a result a Green Belt review was undertaken and the
following policy approach has resulted.

POLICY CP8 – PROTECTING THE GREEN BELT
The Council will:
1. Remove limited areas of land from the Green Belt, as set out in this Plan,
where there are exceptional circumstances for doing so;
2. Not propose or permit any other changes to the Green Belt boundary;
3. Protect the Green Belt identified on the Policies Map from inappropriate
development.

4.90

Government policy attaches great importance to Green Belts. It indicates
that the Green Belt should only be reviewed in exceptional circumstances62.

62

National Planning Policy Framework (2012) paragraph 83
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However the National Planning Practice Guidance also makes clear that the
Green Belt constraint may also be a reason for a local authority not meeting
all its development needs63.
4.91

We have completed a detailed two stage Green Belt review process 64. Part
One involved a Buckinghamshire-wide assessment of how different areas
perform against the Green Belt purposes set out in national policy. Part Two
comprised a more detailed assessment of the appropriateness of any
adjustments to the Green Belt boundary in respect of those areas identified
in Part One, as well as proposals made in, or made in response to, the
summer 2016 (or earlier) consultations.

4.92

The assessment includes whether, in accordance with the NPPF, there may
be exceptional circumstances that would justify the alteration of the Green
Belt boundary through the new local plan. The approach adopted by the
Council struck a balance between meeting as much of our own development
needs as possible without unacceptably compromising the quality and
function of the Green Belt. This balance was struck by weighing the
contribution a site might realistically make to meeting development needs
against the contribution it makes to the quality and function of the Green
Belt. The assessment concluded that exceptional circumstances do exist to
justify a limited number of proposed amendments to the detailed Green Belt
boundary and that these amendments and the associated allocations should
be included in the new Local Plan for the District.

4.93

These sites are identified in Section 5 of this Plan. They amount to a total of
around 57 hectares and around 1,100 homes and 31 ha of additional
employment land. In total around 125 hectares are proposed to be taken out
of the Green Belt when other consequential changes to the Green Belt
boundary are taken into account – this amounts to around 0.8% of the
District’s Green Belt. This amount of land removed from the Green Belt is

63

National Planning Practice Guidance, Housing and Economic Land Availability Assessment
(October 2014), paragraphs 044-045, reference IDs 3-044-20141006 & 3-045-20141006
64 Buckinghamshire Green Belt Assessment – Report: Methodology and Assessment of General
Areas (March 2016, ARUP); and Green Belt Part Two Assessment (September 2017, Wycombe
District Council)
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still not sufficient to meet all the District’s development needs but the harm to
the Green Belt would be too high to do this.
4.94

National planning policy indicates that when defining Green Belt boundaries
local planning authorities should, where necessary, safeguard land between
the edge of the urban area and the Green Belt in order to meet longer term
development needs well beyond the plan period. However, the Plan does not
propose to do this because this would involve removal of additional land
from the Green Belt which would result in significant harm to it. As it was not
possible to identify sufficient land to meet all the objectively assessed
development needs it is not therefore possible to identify additional land to
address needs beyond the plan period.

4.95

Government policy also requires exceptional circumstances to be
demonstrated to add land into the Green Belt. This plan proposes major
urban extensions, the extent of which have been carefully defined and which
are not always bounded by the Green Belt. As a result this plan is bringing
forward policy mechanisms to protect land that should be excluded from
development areas and to prevent unplanned development, and these
should provide sufficient protection for such areas. The Council will keep
under review the effectiveness of such policies and if they are not working
may review this plan to add appropriate areas to the Green Belt, in line with
national planning policy.65

4.96

Detailed policies on managing development proposals within the Green Belt
are set out at Policies DM42 to DM45.

65

National Planning Policy Framework (2012) paragraph 82
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CP9 – Sense of Place
4.97

Wycombe District has a rich and varied natural and historic environment. It is
from this that it gains its fundamental sense of place. The Chilterns Area of
Outstanding Natural Beauty is the jewel in the crown – a nationally
significant landscape and a major asset for the District. But the District has
many additional natural and historic features treasures including a distinctive
topography, the River Thames landscape, historic market towns and villages
and areas of biodiversity interest ranging from local to international
significance. In terms of the historic environment there are a large number of
listed buildings, conservation areas, scheduled ancient monuments and
parks and gardens of historic interest. The understanding of the green
infrastructure network is well developed and there is also a strong evidence
base identifying the special character and quality of the natural and historic
environment. Many of these environmental assets are shown on the policies
maps.

POLICY CP9 – SENSE OF PLACE
The Council will deliver a distinctive high quality sense of place within the
District through:
1. Conserving the natural and historic environment and implementing
measures for their enhancement;
2. Requiring development to achieve a high quality of design which
contributes positively to making places better for people and which takes
the opportunities available for improving the character and quality of an
area and the way it functions;
3. Directing development to areas of lower environmental value;
4. Optimising the development of previously developed land;
5. Optimising the density of development to make best use of land whilst
respecting the distinctive character of the area.
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4.98

In addition to this policy, which is about how all the elements in a place come
together, Green infrastructure and the Historic Environment, key elements of
sense of place, also have dedicated Core Policies, CP10 and CP11.

4.99

Detailed policies to conserve the natural and historic environment and
achieve high quality design are set out in DM30 – DM41.

4.100

Sense of place is about ensuring that development responds in a holistic
way, and that all the various requirements, assets and constraints are
brought together through design that responds to the place, integrating them,
and making sure the place makes sense for the past, and the future, for
humans, and for other species.

4.101

The spatial strategy directs development to areas of lower environmental
value including by optimising the use of previously developed land. The Plan
seeks to both protect and enhance the environmental assets of the District,
and to use them positively in development to establish a sense of place. It is
not only about conserving, or enhancing for their own sake, but about the
contribution they make to a quality environment that also nurtures human
health and wellbeing too.

4.102

Detailed policies in this Plan, the Delivery and Site Allocations Plan66, and
national planning policy provide a strong framework for protecting these
environmental assets. Just because an area is not nationally designated
does not mean that it is not important. The location and form of development
needs to respond to these assets and their importance.

4.103

Opportunities for enhancement are already identified in various plans and
strategies, including the Delivery and Site Allocations Plan (in relation to
green infrastructure) and other plans and strategies of partner organisations.
The Council will work with those partner organisations to help deliver
improvements, including where areas are currently deficient.

66

The Council adopted the Delivery and Site Allocations Plan in July 2013. It is up to date, and its
policies are not being reviewed as part of the preparation of this Local Plan.
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4.104

New development can and should contribute to strengthening of the sense of
place through high quality locally distinctive design and place shaping.
Development management policies in this Plan seek to achieve this,
accompanied by supporting guidance and supplementary planning
documents which help explain what good design and place making means in
the local context.67

CP10 – Green infrastructure and the natural environment
4.105

The landscape character and green infrastructure within the District are vital
to its sense of place. Planning for and protecting existing assets is of
strategic importance.

POLICY CP10 – GREEN INFRASTRUCTURE AND THE NATURAL
ENVIRONMENT
The Council will promote the conservation and enhancement of the natural
environment and green infrastructure of the District through:
1. Conserving, protecting and enhancing the Chilterns Area of Outstanding
Natural Beauty and other natural environmental assets of local, national
and international importance by:
a) Protecting them from harmful development through development
management policies in this Plan and the Delivery and Site Allocations
Plan including the protection of biodiversity and landscape
designations and landscape character based approach to considering
proposals;
b) Working with the Chilterns AONB Board and other agencies to improve
the management of the AONB and other natural assets, and help
people’s enjoyment of them;
c) Taking a landscape character based approach to considering

67

For instance, Chilterns Buildings Design Guide (February 2010, Chilterns Conservation Board);
Housing Intensification Supplementary Planning Document (October 2011, Wycombe District
Council); and Residential Design Guidance (June 2017, Wycombe District Council)
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proposals.
2. Ensuring there is a net gain in biodiversity across the District as a whole
over the plan period.
3. Protecting and enhancing the green infrastructure network of the District
by:
a) Protecting designated sites and through management plans ensuring
their biodiversity value will be enhanced;
b) Keeping under review and updating the extent of the Green
Infrastructure network in coordination with the Bucks and Milton
Keynes Natural Environment Partnership and other agencies;
c) Protecting the network through development management policies;
d) Ensuring green infrastructure is planned into new developments; and
e) Taking opportunities to enhance the network, providing new or
enhanced links in the network, including where appropriate through
new development.
4. Working in partnership with the Environment Agency, Natural England and
the water companies to protect, manage and improve water quality in the
District, particularly the quality of water bodies which are currently failing
to meet the Water Framework Directive (WFD) requirements as set out in
the Thames River Basin Management Plan (RBMP).

4.106

The Chilterns AONB is a nationally important landscape and contains many
varied and extensive natural environmental assets. Some are of international
importance, such as the Chilterns Beechwoods Special Areas of
Conservation and the Chilterns chalk streams. Others are of more local
importance including local wildlife sites and local nature reserves. Some
assets are not limited to a specific site at all. All contribute to making
Wycombe District a special place and should be conserved and enhanced.
The Council will work with its partners to achieve this, including with the
Chilterns AONB Board and Natural England to successfully manage the
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AONB, including through implementation of the Chilterns AONB
Management Plan and implementation of local improvement and
management projects.
4.107

The AONB has influenced the strategy in where development has been
directed in so much as that the Council has avoided allocating sites that
would be “major development” in the AONB. We have considered the
landscape impact of allocations in this plan and sought to allocate homes at
the more sustainable villages in the AONB.

4.108

The reality is that areas of biodiversity and landscape importance form part
of a wider green infrastructure network across that District that also extends
beyond the district boundary, and that also includes “blue” infrastructure –
the District’s rivers and streams. The Delivery and Site Allocations Plan
identifies the green infrastructure network and the Council will continue to
work with the Bucks and Milton Keynes Natural Environment Partnership
and other partners to refine the definition of the Green Infrastructure Network
and to help deliver the vision and principles for improving the network as
identified by the partnership68.

4.109

Section 40 of the Natural Environment and Rural Communities Act 2006
places a duty on all public authorities in England and Wales to have regard,
in the exercise of their functions, to the purpose of conserving biodiversity.
National planning policy requires not just the conservation but also the
enhancement of the natural environment, including biodiversity.

4.110

Some sites that are of known importance have been designated. These
designated sites include sites of international, national or local importance:


Special Areas of Conservation (SACs)



National Nature Reserves (NNR)



Sites of Special Scientific Interest (SSSI)



Local Wildlife sites (LWS)

68

Vision and Principles for the Improvement of Green Infrastructure in Buckinghamshire and Milton
Keynes (September 2016, Buckinghamshire and Milton Keynes Natural Environment Partnership)
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4.111



Biological Notification Sites (BNS)



Local Nature Reserves (LNR)



Local Geological Sites (LGS)



Ancient Woodland, aged or veteran trees



UK Biodiversity Action Plan (BAP) Priority Habitats.

These designated sites are the anchor to the green infrastructure network.
By requiring management plans where these sites are adjacent to
development, it can be ensured their biodiversity value can be enhanced.

4.112

However, protecting biodiversity interests goes beyond individual sites: their
value is greatly enhanced when they form part of a network. With this in
mind the plan aims to secure a net gain in biodiversity across the plan
period, Policy DM 34 sets out mechanisms to secure this.

4.113

The Water Framework Directive is a key directive that seeks to protect and
improve the quality of water. Its overarching aim is to prevent deterioration in
the status of water bodies and to achieve ‘good status’ for rivers, lakes and
groundwater by no later than 2027. Specifically, this includes:


Protecting all forms of water (inland, surface, transitional, coastal and
ground);

4.114



Restoring the ecosystems in and around these bodies of water;



Reducing pollution in water bodies; and



Ensuring sustainable water usage.

In preparing this plan the Council has worked with Stakeholders to assess
the impacts of growth and ensure there is no deterioration in water quality69.
We will continue to do so as proposals in this plan are delivered and to
inform any reviews of the Water Framework Directive or Thames River Basin
Management plans.

69

Princes Risborough and Little Marlow Wastewater Treatment Work Assessments (May 2017,
AMEC Foster Wheeler)
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CP11 – Historic environment
4.115

The Historic Environment makes a significant contribution to the character
and the identity of Wycombe District, its historic market towns, its villages,
and its countryside. The strong role that the heritage of the District plays is
reflected by the District’s 61 designated Conservation Areas, over 1,200
Listed Buildings, 54 scheduled monuments and 11 registered historic parks
and gardens.

4.116

The numerous historical and architectural features of the District contribute
to the sense of place and to what makes the Wycombe District a place
people want to live in and visit, and so it is important that the character of
heritage assets, including non-designated heritage assets, is retained,
particularly in areas where there is pressure from development.

POLICY CP11 – HISTORIC ENVIRONMENT
The Council will promote the conservation and enhancement of the Historic
Environment of the District through:
1. Conserving, and where possible enhancing, the character and appearance
of designated and non-designated heritage assets and historic
landscapes.
2. Ensuring the setting of designated and non-designated heritage assets
and historic landscapes conserves or where possible enhances the
character and appearance of the asset or landscape.
3. Ensuring that heritage assets are appropriately managed and promote
sympathetic re-use of vacant and “at risk” buildings, to prevent the
deterioration of their condition, to aid in their protection, and to reduce the
number of heritage assets on the “Heritage at Risk” register.
4. Promoting the understanding of the character of our Conservation Areas
through the production and periodic review of Conservation Area
Appraisals; and where necessary, employ Article 4 Directions where the
identified character of a Conservation Area is at risk from Permitted
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Development.
5. Promote the understanding and conservation of non-designated heritage
assets by maintaining and periodically reviewing a list of locally important
assets of historical or architectural merit.
6. Promoting the understanding of the special character of our historic
centres through the support of the Buckinghamshire Historic Towns
Project, and enhancing their special character where opportunities arise to
do so, including through improvements to the public realm in our historic
centres.
7. Promoting the understanding of historic landscapes which play an
important role in the formation of the Historic Environment.
8. Working closely with our partners including Historic England and
Buckinghamshire County Council to ensure that records are kept up to
date, so the historic environment is cared for in the most appropriate
manner.

4.117

Detailed policy on development affecting the historic environment is set out
at DM31.

4.118

Any development proposal that affects heritage assets needs to consider the
protection, conservation, and enhancement of the asset. Heritage assets are
not limited to the specific building or site, and may include the setting of the
asset or form a part of a wider local grouping. Development proposals
should be mindful of not only the heritage asset itself, but also its setting and
how it fits into the wider historic environment. Wherever possible, new
development should reflect and integrate with the existing character of the
local area, and seek to avoid the loss of any features of architectural or
historical significance.

4.119

The Council has an ongoing programme of Conservation Area Character
Appraisals, which will continue to be produced through the plan period and
contribute to the understanding of the historic environment. The process of
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producing new Conservation Area Character Appraisals and reviewing
existing ones will also help to identify non-designated heritage assets.
4.120

To augment the statutory Heritage List for England, the Council maintains a
list of locally important assets of historical or architectural merit. This local list
is periodically reviewed with suggestions for inclusions invited from the local
community, who often have a deep knowledge of, and passion for, their local
heritage. Information submitted as a part of this process is shared with
Buckinghamshire County Council for inclusion in the Historic Environment
Record, whether it leads to a Local List designation or not.

4.121

Our historic centres are a major asset and one that we want to take
opportunities to enhance, through, for example, improvements to the public
realm and the management of traffic. This is already taking place in High
Wycombe Town Centre through the High Wycombe Town Centre
Masterplan, and in Princes Risborough the expansion of the town and the
provision of a relief road provides the opportunity to improve the historic
centre of the town (see policy PR12) and the settings of designated heritage
assets.

4.122

It is important to acknowledge that built form is only part of the Historic
Environment. Landscapes play an important role in the formation of the
Historic Environment, and the impact of development proposals on historic
landscapes should be given full consideration. Evidence and assessment of
the character of the District’s historic landscapes are contained within the
Buckinghamshire Historic Landscape Character Assessment and the Making
of the Chilterns Landscape report.

4.123

The Historic Environment Record (HER), which is currently maintained by
Buckinghamshire County Council, shows where there are known
archaeological sites and monuments within the county. The HER will be
used to guide the application of national policy in relation to heritage assets
of archaeological interest.
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CP12 – Climate Change
4.124

The threat of climate change is real and the Plan mitigates and adapts to
climate change in a variety of ways.

POLICY CP12 – CLIMATE CHANGE
The Council promotes mitigation and adaptation to climate change through:
1. A development strategy that minimises the need to travel by allocating
sites and generally directing development to locations with better
services and facilities, or where they are capable of being improved.
2. Ensuring allocations in this plan have taken account of climate change
allowances using the information provided by the Strategic Flood Risk
Assessment level 1 and 2 and through the sequential testing of sites, and
ensuring through detailed development management policy that
applications fully factor in climate change in their flood risk assessments.
3. Integrating blue and green infrastructure into the design of new
development, including the use of Sustainable Drainage Systems (SuDS).
4. Adopting higher water efficiency standards to contribute to alleviating
water stress across the District.
5. Introducing a requirement that new development should be designed to
contribute towards mitigating urban heat island effects and increases in
air pollution.
6. Supporting the integration of renewable technologies into residential and
commercial developments of all sizes and the use of district heating or
combined heat and power on larger scale developments.

4.125

Critical to climate change mitigation is having the right spatial strategy that
minimises the need to travel and this Plan seeks to direct development to
those places with better services and facilities, including public transport
(see Policies CP2 and CP3).
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4.126

The increased risk of flooding due to climate change is also a real risk in the
District and this greater risk has been factored into the choice of site
allocations, through the Strategic Flood Risk Assessment level 1 and 2 and
sequential testing report. It should also be factored into more detailed
development proposals where necessary at the planning application stage
and Policy DM39 ensures this, and mitigation through, for instance
Sustainable Drainage Systems (SuDS), can also be integrated with wider
objectives to improve blue and green infrastructure and achieve an overall
improvement in biodiversity. Wycombe District is an area of water stress
from a supply point of view and as such this Plan adopted higher technical
standards for water efficiency. Policy DM38 ensures that we protect water
quality across the District, including the Chalk Aquifer.

4.127

The scope for large scale renewable energy developments in the District is
likely to be limited due to the Area of Outstanding Natural Beauty and it
setting. Taking a landscape character led approach to considering
development proposals (in line with DM policy 32) will be particularly
important in the local context. Energy efficiency standards are primarily
factored into new buildings through building regulations, there may also be
opportunities for decentralised energy and/or heating systems, most notably
at the major expansion of Princes Risborough.

4.128

The approach set out in this Plan to maintain and improve tree canopy cover
provides not just to improve biodiversity and visual amenity, but to also help
offset the “urban heat island” effect and pollution issues.
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