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1. Introduction
1.1.

Wycombe District Council consulted on the New Local Plan Options
Consultation Document over nearly 3 months from February to April 2014.

1.2.

The Council began work on the New Wycombe District Local Plan in late 2012.
The New Local Plan will set out strategic policies and allocate sites to meet
local needs for housing, employment and infrastructure and a range of other
issues.

1.3.

The New Local Plan will replace the remaining saved policies in our current
Local Plan as well as the Core Strategy, and sit alongside the Delivery and Site
Allocations Plan which was adopted in July 2013.

1.4.

The Council is committed to engaging with communities in the preparation of its
plans. The Wycombe Revised Statement of Community Involvement (2012) 1
sets out the general principles for involvement in plan making. There are a
number of stages when the community will be able to get involved in the
preparation of the new Local Plan (see section 3.).

1.5.

The purpose of the Options consultation stage was to share the issues and
strategic options for the District’s future growth with local communities, and
discuss where and how that growth should happen.

1.6.

This report:
•
•
•
•

provides an overview of how we sought to involve people in the
consultation (section 2);
sets out an overview of the written responses we received to the options
and questions we set out in the Options Consultation Document (section
3);
briefly summarises feedback we received from other aspects of the
consultation (section 4);
briefly outlines the next steps..

A lot more detail on the feedback we received is set out in either appendices to
this report or in separately published reports.
1.7.

At this stage it does not contain the responses made in relation to the
Development Management questions (44 to 58). This will be produced at a later
date.

1.8.

The Council received 1749 responses to the consultation, which equated to
6969 individual comments on a range of issues, over 2000 people attended the
consultation events, 111 people recorded video messages and we received 2
petitions (1 in relation to the proposed Junction 3a and the other in relation to
retaining Buckmaster playing fields).

1

http://www.wycombe.gov.uk/council-services/planning-and-buildings/planning-policy/wycombe-developmentframework/community-involvement.aspx
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2. How we engaged the Community
2.1.

The consultation ran from 3rd February 2014 until 21st April 2014 and we tried
to engage with people in a number of different ways.

2.2.

The main vehicle for the consultation was the Options Consultation Document
which set out a number of different options for meeting our emerging objectively
assessed housing and economic needs, identified key sites and locations for
growth and options for a range of development management issues.

2.3.

The consultation report was supported by a summary newsletter which was
intended to be delivered to every household and business in the District –
77,000 in total. The Council contracted the Post Office to undertake this delivery
between 3rd and 10th February, in time to publicise consultation events.

2.4.

The consultation was originally planned to end on 4th April but was extended to
allow for the Easter holidays.

Publicity
2.5.

In addition to the distribution of the summary newsletter, the consultation was
publicised through briefing the local media. The Bucks Free Press carried three
pages of lead editorial coverage about the Local Plan at the beginning of
February and there was significant coverage about the issues throughout the
consultation period in the paper. We also took out full page advertisements in
the Bucks Free Press and The Star, as well as featuring information about the
Local Plan in our residents' magazine, Wycombe District Times, which was
delivered to all 72,000 homes in the district early March.

2.6.

We also contacted everyone on our consultation database (over 900
stakeholders), including parish and town councils, residents associations and
other local groups.

2.7.

Hard copies of the consultation document were made available in all local
libraries and area information offices along with posters to advertise the
consultation generally and the consultation events. All the consultation material
was made available on the Council’s website.

Meetings
2.8.

Six evening meetings were organised across the District, during February and
March 2014. They generally followed a day time exhibition, where the public
had the opportunity to discuss the consultation materials with planning officers.

2.9.

The following public meetings were organised by the Council:
South West Chiltern
North West Chiltern
Marlow
High Wycombe
Chepping Wye Valley

26 February 2014, Stokenchurch
27 February 2014, Hughenden Valley
4th March 2014, Marlow
6th March 2014, High Wycombe
10th March 2014 and 24th March 2014,Bourne End.
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Princes Risborough

17th March 2014, Princes Risborough

2.10. Council officers also attended the following public meetings arranged by
parishes/ town councils or local residents associations. The Council gave
presentations at these meetings.
•
•
•
•
•
•
•
•
•
•
•
•

WDC Stakeholders briefing
WDC Rural Forum
Wooburn and Bourne End Parish
Little Marlow Parish Council
Longwick Parish Council
Princes Risborough Town Council
Pimms Actions Group
Marlow Bottom Parish Council
Hazlemere Parish Council
Bledlow cum Saunderton Parish Council
Buckmasters Residents meeting
Penn and Tylers Green Residents Association

New Media
2.11. All consultation material was available on the Council’s New Local Plan web
pages and the Council used Twitter (@wycombedcnlp #wycombedcnlp) to
provide regular updates on the events and our weekly planning bulletin.
2.12. We also used two “Videoboxes” which included an interactive questionnaire to
capture people’s views of the area, priorities and future aspirations as well as
recording a video. These were placed in the busiest shopping centre in High
Wycombe, for three days, including a Saturday.
Market Research
2.13. In conjunction with Council organised events we also commissioned QA
Research to undertake a Market Research Survey based on the newsletter the
Council produced. This involved focus groups, a telephone survey and on-street
interviews.
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3. Summary of Written Responses - Overview
3.1.

This section sets out the overall written response to the consultation and
provides an overview of the issues that received most written responses.

3.2.

Overall the Council received 1749 written responses from individuals and
organisations which equated to 6969 individual representations on specific
issues, sites and options. Detailed summaries of these responses are set out at
Appendix 1, and are set out in the same order that they were presented in the
Options Consultation Document. , They are grouped together by Site, Question
or Issue that was commented on.
Comments on overall level of growth

3.3.

The main themes of housing and economy raised a number of issues. The
basis for housing figures in the consultation document was challenged both at
public meetings and in written responses, with concerns that the population
growth which was driving the housing needs figure was not local growth but
immigration based, there were also concerns that the methodology used was
not in line with the National Planning Policy Framework. Concerns were also
raised about the fact that the housing figures were based upon a theoretical
need rather than on an assessment of capacity or availability of land, in addition
there were concerns about the environmental impact of the proposed housing
figures.

3.4.

There were concerns that the economic forecast was too optimistic overall and
the logic behind matching homes and jobs was also challenged. There were
also concerns that the role of changing work practices, commuting patterns and
existing vacant properties had not been properly factored into the amount of
new land that was required for business. The strategy for meeting economic
needs was also challenged with a range of varying views on what the strategy
should be.

3.5.

In addition concerns were also raised across the district in relation to transport
impacts of the plan both in terms of extra traffic, the impact on the existing road
network and the danger of making existing problems worse.

3.6.

Linked to this were concerns about the impact on other types of infrastructure
such as schools, health facilities and availability of public transport. A range of
environmental concerns were also raised in terms of the impact on the quality of
the countryside, wider environmental impacts and flooding.
Issues with the highest level of response

3.7.

Overall the highest level of responses were received in relation to:
•
•
•
•

Development at Gomm Valley and Ashwells (786 responses)
A proposed new motorway Junction 3a (490 responses)
Expansion at Princes Risborough (468 responses)
Green Belt Review (439 responses)
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•
•

Development within existing Urban Areas and Main Villages (369 responses)
Slate Meadow (231 responses)

3.8.

The main issues raised in relation to development at Gomm Valley and
Ashwells include traffic impacts on the local and wider road network, concerns
about impacts on existing infrastructure which is seen as being currently
inadequate, the impact on the character of Penn and Tylers Green, and the
landscape impact of developing in this area as well as the wildlife impact.

3.9.

The proposed new motorway Junction 3a raised a significant number of
objections. Issues raised included the need, feasibility, deliverability and
impacts on the surrounding area of the proposal. Respondents were also
concerned there would be wide reaching impacts on the road network across
the area. Issues around the impact on the green belt and risked coalescence
between Flackwell Heath and High Wycombe were also raised, as well as the
environmental impacts of the proposal and the lack of alternative options being
assessed.

3.10. The main issues raised in relation to the expansion at Princes Risborough
included concerns about the impact on the character and nature of the town,
whether the existing infrastructure was sufficient to accommodate substantial
growth of the town, whether the town was the right location for any substantial
housing growth in the light of it being unattractive for commercial development,
the impact of new development on flood risk and the impact upon the Chilterns
AONB. Concerns were also raised about whether new development could be
successfully integrated with the town across the Princes Risborough –
Aylesbury railway line.
3.11. The concerns raised about the Green Belt review option include that it is in
conflict with national policy, fears about the permanence of the Green Belt if it is
reviewed, and the environmental and community impacts of new sites being
developed in the Green Belt. Particular areas of Green Belt that received a
significant number of responses were Forty Green, Marlow and land off
Hammersley Lane, Tylers Green.
3.12. Development within existing Urban Areas and Main Villages received
significant support particularly in relation to making best use of brownfield sites
before developing Green Belt or greenfield land, as this offers the opportunity to
create more sustainable development, utilise vacant buildings and regenerate
existing towns.
3.13. The development of Slate Meadow raised concerns in relation to flooding, the
joining up of Bourne End and Wooburn, loss of green space, traffic impacts on
the local roads and the overall impacts on the existing infrastructure and
facilities, as well as the risk to children using the nearby school.
Response to Main Housing Growth Options
3.14. The Options Consultation Document set out 8 possible options for where
housing growth could be accommodated across the District. Figure 1 shows the
breakdown of responses by option and the type of response, showing that
options 5 (Green Belt review) and 6 (Princes Risborough) received the most
responses in total and the most objections. Option 1 (existing Urban Areas and
Local Plan Options Consultation – Feedback Report October 2014
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Main Villages) received the next most responses as well as the most
supporting.

Figure 1 - Options responses
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3.15. Option 1 Enhanced Development within Urban Areas/Main Villages received significant support. The comments made in relation to this option
include this option providing the most sustainable location for new homes,
supporting making better use of vacant employment buildings, that there should
be a focus on High Wycombe and other sustainable locations. This option was
also supported as it enabled a balance of homes and jobs, protected existing
green areas and could also provide more housing in existing residential areas.
A number of areas in High Wycombe were identified as being suitable for
redevelopment.
3.16. Option 2 Rural Brownfield Sites - received some support. Issues raised
included support for re-using vacant and derelict sites, the sustainability of the
locations, the importance of how developments were designed to be in keeping
with their surroundings, and the suitability of rural locations. There were also a
number of sites identified in relation to this option.
3.17. Option 3 Reserve Sites - received a significant number of objections 2 both as
an option and in relation to the specific sites. The status of the sites was
challenged along with the environmental impacts if they were developed, the
suitability of the surrounding infrastructure and impacts on the identity of
existing communities if they were merged with the reserve sites. In relation to
2

The graph in figure 1 only shows the responses to Option 3 directly and not the site specific responses
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the option overall there were also comments about some sites being more
suitable than others and that the sites should be phased or ranked in preference
by the Council.
3.18. Option 4 Limited Expansion of Main Villages - received support with issues
raised in relation to timing, type and numbers of homes along with linking the
provision to local needs. There were also issues raised in relation to the impact
any new development would have on a village along with impacts of the Green
Belt, Chilterns AONB and potentially positive economic impacts. The village of
Stokenchurch was referred to in a number of responses as a location for
growth.
3.19. Option 5 Green Belt Review - received the most objections. See para. 3.11
above for the main issues raised.
3.20. Option 6 Major Expansion of Princes Risborough - received the second
largest number of objections. See para 3.10 above for the main issues raised.
3.21. Option 7 Major Expansion at other key locations on the Transport Network
- received some support and in particular the point was made that that this
option should not be dismissed and should be considered further in meeting the
housing challenge as it could distribute development across the District. A
number of locations were identified as well as some concerns about
environmental impact and infrastructure capacity.
3.22. Option 8 New Settlement - received a mixed response with issues raised in
relation to the deliverability, impact on Green Belt and AONB as well as the
location identified, the sustainability of the option was also queried along with
whether this should be considered on a amore strategic scale with neighbouring
authorities.
Alternative Sites
3.23. There were109 sites suggested by respondents as potential sites for
development (mainly for housing) in responses to the consultation. The location
of these is shown in Figure 2 and Appendix 2 contains a list of the sites.
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Figure 2 Location of alternative sites
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Figure 3 High Wycombe Town Centre inset map

4. Feedback from other forms of Engagement
4.1.

This section provides a brief overview of the feedback we received from other
aspects of the consultation, including from the public meetings and events, the
videobox and the market research. More detail is provided in appendices to this
report or in separate reports already published.

Meetings
4.2.

The organisation of the meetings as well as a summary of the issues and
questions that were raised at the public meetings and workshops has been
published in a separate document on the Council’s website 3. This document is
based on questions asked at the meetings as well as notes taken by members
of staff during discussion on round tables.

4.3.

The meetings were a significant part of the consultation in Bourne End a second
meeting was organised to meet the demand. The council’s preferred approach
was to run the meetings as a workshop where this was appropriate, in instances
where the attendance was too high (e.g. Princes Risborough and Bourne End)
the meetings were organised as a structured question and answer session.

4.4.

In some cases the meetings tended to be dominated by local proposals, such
as at Princes Risborough, where the main topic of discussion were the options
for expanding he town or at Bourne End where the proposed development of
Slate Meadow was the main focus. At the other meetings there was a good
amount of discussion about both proposed sites as well as the options for
meeting the proposed housing needs.

4.5.

Common themes that emerged from all of the meetings were around the need
for housing, impact and provision of infrastructure and facilities, increased
congestion and environmental impacts of development.

4.6.

Videobox

4.7.

During the exhibition days in High Wycombe a Videobox was used at a
prominent location in the Eden Shopping centre as an online questionnaire to

3

http://www.wycombe.gov.uk/council-services/planning-and-buildings/planning-policy/new-local-plan/consultationfeedback.aspx
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ask people their views on the Local Plan. People were asked the following
questions:
1)
2)
3)
4)
5)
6)
7)
8)

Do you live in Wycombe District or are you visiting here today?
Where do you live in…
How old are you… ?
Do you think it's important to plan for more local jobs?
Where's the best place for new jobs to be?
Do you think we need to build more homes?
Where do you think we should build them?
If we build more homes, people need extra services. What's the most
important one to you?
9) Should we consider building on Green Belt land?

4.8.

In summary three quarters of those questioned live in Wycombe District, the
majority of whom live in High Wycombe. The majority of those who used the
videoboxes were between the ages of 35 and 49. Of those who answered the
question nearly everyone agreed it was important to create jobs and the
majority said they should be located in High Wycombe.

4.9.

When asked whether more homes were needed there was nearly an even split
between those answering yes or no, of those who answered yes the majority
said the new homes should be built in High Wycombe. When asked which
services were most important to support new home, the responses were evenly
split across all services. When asked about the Green Belt should be reviewed
there was nearly an even split between those answering no and those
answering that we should be careful about where we should build, with only one
person answering yes. Appendix 3 contains pie charts of the answers to each
question.

4.10. After answering these questions the opportunity was offered to record a video
answering the following three questions :
1)
2)
3)

What do you like about the area?
What do you not like?
What would you like the area to become over the period 2013 – 2031?

4.11. The following are a sample of the comments made in the videos.
“I think High Wycombe is a wonderful place to live I love living here, it’s got
everything you want it’s great.”
“We like the fact that you have got the countryside on your doorstep. And
you have got the urban areas like the shopping centre.”
“Lack of housing. House prices are very high. The roads, infrastructure,
Wycombe town centre, the bypass being closed down to one lane, potholes,
the usual stuff”
“More things to attract people to the area, particularly from a business point
of view, and just for the infrastructure of the area to improve.”
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I would like there to be to be more schools and more doctors surgeries
because there aren’t enough in High Wycombe at the minute for the amount
of people and the amount of houses being built at the moment.”
“I would like to see more funding spent on improving current services and
infrastructure, rather than continuing to expand.”
4.12. Appendix 4 sets out a table of all of the answers transcribed from the video.
Market Research
4.13. The Council has published a separate Market Research report on our web
pages 4. The report sets out the following conclusions from the research:
•

Reflecting the fact that most have a long connection with the area, respondents
are generally concerned about how their local area will develop in future and
particularly about how local services would cope with an increasing population.

•

The research suggests that the leaflet has not been widely read by residents,
but there is a general recognition of the need to provide more homes.

•

There is evidence in the data that respondents view developments for housing
and developments for businesses and new jobs differently.

•

Respondents recognise the need for more affordable housing but would like to
see the Green Belt protected, so striking a balance won’t be easy.

•

On balance, respondents were generally supportive of the specific options for
future housing developments and businesses, but more detail may be required
for many to decide either way.

4

http://www.wycombe.gov.uk/council-services/planning-and-buildings/planning-policy/new-local-plan/consultationfeedback.aspx
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Next steps
4.14. The Council is now assessing how to take the New Local Plan forward. We are
in discussions with our neighbouring authorities about how we can satisfy the
Duty to Co-operate – the legal requirement to work closely together on across
authorities and agencies to address strategic issues. This includes looking at
how housing and other needs are addressed.
4.15. Once this is sufficiently progressed we will publish a new timetable for preparing
the plan (called a ‘local development scheme’), probably towards the end of
2014, along with a summary of the responses made in relation to the
Development Management related questions in the Consultation document.
Both will be published on our website once completed.
4.16. There are a number of important areas of work to progress to help prepare the
Local Plan itself and we will take careful of account of the comments made
during the Options Consultation as we move forward.
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Appendix 1 Response summaries index
The following summaries are based on all of the responses we have received; they do not
aim to reproduce everything that was written to the Council, but provide a summary and
overview. Where appropriate there are direct quotes from responses to provide an
indication of the nature of response received.
The number of responses cannot be aggregated when considering a site where there was
also a question as responses often commented on a site as well answering a question.
A list of who commented on what site/question or option is available on the Council
website along with a copy of all the responses received.
Question

Topic/Site

Site name

1

Overall

20

2

Overall

21

3

Overall

23

4

Housing Scenario

24

5

Jobs Scenario

27

6

Growth Scenarios

29

Option 1

31

7

Option 1

33

8

Option 1

36

9

Option 1

39

10

Option 1

40

Option 2

42

11

Option 2

44

12

Option 3

45

13

Option 3

49

14

Option 4

51

15

Option 4

55

16

Option 5

58

17

Option 5

64

18

Option 6

65
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Question

Topic/Site

Site name

19

Option 7

71

19

Option 8

75

20

Gypsies and
Travellers

77

21

Gypsies and
Travellers

77

22

Gypsies and
Travellers

78

23

Gypsies and
Travellers

79

24

HW1

Abbey Barn North

80

25

HW2

Abbey Barn South

83

26

CW1

North of Heath End Road “Junction 3A”

88

n/a

CW2

Ashwells

98

n/a

HW3

Gomm Valley and Ashwells

101

27

HW4

Terriers Farm

106

28

HW5

Wycombe AirPark

110

29

HW6

Buckmaster Playing Fields

112

n/a

HW7

Cressex Island

117

30

HW8

Verco (southern land)

118

n/a

HW9

Compair

119

31

HW10

Terriers house

120

32

HW11

Bassetsbury Allotments

122

33

CW3

Slate Meadow

124

n/a

M1

Globe Park

129

34

CW5

Glory Park

130

35

CW6

Hawks Hill/Harvest Hill

131

36

CW4

Westhorpe

133
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Question

Topic/Site

Site name

Page

37

n/a

South West Chilterns

135

n/a

NW1

Molins

136

38

NW2

West's Yard

137

39

NW3

Longwick Village

138

n/a

NW4

Uplands

142

n/a

PR1

Major westward expansion of Princes
Risborough

See
option 6

40

PR2

Park Mill Farm

144

41

PR3

North of Longwick Road (including Mill Lane
site)

147

42

PR4

Picts lane

149

43

PR5

Leo Pharma/Hypnos

151

n/a

PR6

HCA Land on Princes Estate

153

Technical studies

Page

Economy Study and Employment Land Review

154

Gypsy and Travellers Accommodation Assessment

See question 20

Infrastructure Report

158

Retail Study

160

SHMA

160

Strategic Sites Studies

163

Sustainability Appraisal

163

Transport Assessments

164

Viability Report

No responses

Other

167

Responses to the whole document

175

Appendix 4 Area Proposals and comments on SHLAA

180
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Question 1: Summary of Response
Thinking generally, what are the most important things to make somewhere a good
place to live?
Responses:62
Issues raised
• Quality of life and communities
Quality of life (see also Natural environment) was high on the agenda. People
would like to see vibrant communities, low crime rates and clean and tidy public
areas.
• Economy
Provision of economic opportunities and jobs were important to many, supported
by good communications and Broadband connectivity.
• Transport
Many aspects of transport provision were touched on – the need for wellmaintained roads and pavements that are kept clear and safe during winter; good
transport links and public transport; transport infrastructure to be put in place
before development; safe roads where different users are segregated (e.g. cycle
paths); appropriate parking provision; and traffic speeds managed for safety.
• Social infrastructure
Provision of facilities for all age groups is important to many, including local
libraries, youth clubs, day centres and care for the elderly. Enough local school
places at all levels.
• Health care
The proper efficient provision of healthcare was highlighted by many, especially
A&E facilities, hospitals, GPs and dentists.
• Housing provision
Housing developments should be built to a high standard with proper building and
design at all levels. Alongside this many felt it was important to resist increases in
urban density or sprawl. Affordable housing was also mentioned.
• Retail
Good retail centres are needed, preferably local.
• Built and natural environment
A sustainable environment, well-managed, was a frequent aspiration. This
included well-maintained open spaces and parks; access to green infrastructure;
quiet locations; the Chilterns AONB and countryside generally; beautiful views;
fresh air; and the benefits of proximity to the Thames and other bodies of water.
Areas of distinctive character, historical and traditional buildings were valued.
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Question 2: Summary of Response
Thinking about your local area (15-20 minutes’ walk from your home) which things
do you think need most improving?
Responses :62
Issues raised
Transport
• There was a high level of concern regarding transport infrastructure and
congestion as well as general maintenance.
• Respondents emphasised the wish for more enforcement of infringements
particularly regarding larger vehicles, speeding and on-kerb parking.
• There were comments also regarding council and commercial street clutter
and reference to excessive use of traffic lights.
• Free school buses for all age ranges to reduce traffic at peak times were
mooted.
• Many respondents were concerned about narrow pavements and the level of
on-kerb parking as a safety issue.
• The condition and function of verges raised particular concerns due to on-kerb
parking, destruction of green corridors, pedestrian safety and aesthetic
concerns.
• There was also a strong response for cycle links and lanes; there were
concerns both for and against sharing pavements reflecting need for a
dedicated cycle network.
• Parking also had significant issues particularly within smaller towns and
villages with suggestion for both more enforcement and more free parking.
• Traffic noise was a high concern for respondents living near to the M40
corridor with requests for sound barriers and road noise deadening surfaces.
• Public transport appeared to respondents to lack useful links between
different modes of transport and also limitations in links across the county.
Sewage and flood management
• After an exceptionally wet winter and spring, a significant number of
respondents expressed concerns regarding sewage and flood management
often in regard to Marlow.
Social infrastructure
• There were also expressions of interest regarding leisure facilities particularly
parks, youth clubs and ‘good’ schools.
• There were concerns about over-stretched NHS provision.
• There were worries that crime rates were increasing.
Communications
• The need for more and better broadband provision was highlighted.
Housing and community
• Respondents also expressed a wish for new home with eco credentials,
employment opportunities, tidier house frontages (recycle bin issues) and
increased retail opportunities both in and out of town/village.
Local concerns
• Marlow; sewage treatment plant to work efficiently, refurbish
commercial/retail buildings sympathetically, reduce street clutter and apply
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•
•
•
•
•
•
•
•
•

shop front design criteria, develop empty retail units for residential use,
establish Marlow lakes country park, enforce kerb parking restrictions on high
street and refuse planning permission for any more coffee shops!
Flackwell Heath; redevelop post office block for residential use, refurbish
and encourage mixed small business, better rubbish clearance and more dog
waste bins.
Princes Risborough; A4010 improvement in traffic flow or bypass,
encourage diverse business and free parking.
Penn; increased GP provision, play area, more shops, increased street
lighting
Bourne End; roads are too narrow, more local shops, upgrade existing retail
units possibly with addition of flats above
Hughenden; more street lighting
Loudwater: traffic noise management
High Wycombe; develop ‘old gasworks’ into flats
Terriers Garage; traffic congestion
Cock Lane; enforce speed restrictions, repair road surface, manage traffic
more efficiently
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Question 3: Summary of Response
Thinking about the challenges and needs presented at the start of this section and
the responses given in Q1 & 2 what type of place do you want your local area to be
for your4 children and grandchildren in 2031?
Responses:54
Issue raised
Responses for question 3 were varied and often referenced previous answers. There
was a very high focus on the community aspect of living in the region but defining
community is less easy, but wanting to be nationally recognised with pride was
referenced. There were many responses regarding the stability and sustainability of
a community which consequently referred to employment, retail and social
opportunities.
Environment
• High priority was given to the natural environment with references to AONB,
green belt and accessibility. It was also repeatedly emphasised not to build
on land separating towns and villages in order to prevent a mass conurbation.
• Marlow Lakes Country Park was also mentioned as important to future
generations.
• It was also deemed important to consider the viability or farming as a
commercial venture within the district.
• It was also felt that limits should be placed on development and building
should be built sympathetically to local history and be of quality construction.
Transport
• Hopes were expressed for an integrated public transport system with effective
traffic management and sustainable road infrastructure.
• Additionally the aim should be for safe, well maintained roads and pavements
with adequate parking and cycling facilities.
Social infrastructure
• Particular emphasis was made for health services to be local (hospital and
GP) plus targeted towards the older population.
• Good schools, low crime rate and accessible leisure facilities were also
highlighted as necessary for future generations.
Inclusion
• It was deemed a priority to have affordable housing for the local community to
encourage people to remain in the area or return after periods of education
and employment.
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Question 4: Summary of Response
Which of the housing scenarios do you support and why?
Total responses: 91
Support:15
Object:13
Comment:63
Some comments were common to all scenarios:
• Pressure on health care at all levels needs to be considered
• More information is needed to make a decision
• There are too many variables to make a judgment, so flexible polices are
required
None of these
A significant number of responses challenged all four scenarios on the basis of a
range of issues:
• Method of calculation is inaccurate / unjustified / flawed
• Wycombe should not accept any more growth because of lack of employment
opportunities, leading to being a dormitory district
• Excessive strain on existing services like health and education
• Existing traffic issues preclude further development
• The countryside should be preserved as a priority
• WDC should represent local voices rather than following instructions from
central Government
• There should be a wider spatial overview of capacity for growth before making
growth predictions.
• Scenario should be set according to what can be built in suitable spaces
• The status quo should be maintained.
Less than A
Some responses suggested that only growth lower than A would be acceptable
because:
• This would limit urban sprawl
• NPPF guidelines state that perceived need cannot be accommodated
• 400 per annum might be acceptable on brownfield only with urban
intensification and appropriate infrastructure provision
Scenario A
Of the four scenarios, this seemed to receive the highest level of support, with the
following comments:
• Focus on developing brownfield
• Low rise regeneration
• Appropriate given high percentage of AONB and green belt land
• Limit urban density and sprawl
• Lack of employment in area
• Meets NPPF standards
• The district should not have to accommodate migration.
• Further growth in the South East should not be encouraged
• Lower environmental impact
• Questionable figures for long term predictions, so be conservative for now
• Enhanced development in urban areas
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• Encourages proactive planning
• Further analysis required before proposing higher growth scenarios than A
• Lower household formations should be supported
Scenario B
This scenario received the second most support, with the following comments:
• Buckinghamshire Business First support this scenario as matching new
housing to jobs
• The AONB is precious and must be protected
• This scenario would revitalise an ageing static population
• Growth in line with natural population increase
• Meets need without damaging nature
• Paced to allow time to accommodate changes
• Some accepted this as ‘least worst’ option and the smallest we can get away
with
• Balanced by local employment
• As a minimum
• Building more will encourage migration
Between A and B
Some responses felt that between A and B would be acceptable:
• Employment growth unrealistic
• No justification of rise in population
• Overcrowded so shouldn’t build to other scenarios
Scenario C
This scenario was less supported, but those who did pointed out that:
• It is supported by the NPPF and SHMA
• It incorporates the most recent trends and balanced view
• It allows for London and county migration
• It is realistic
• However, the green belt should still be protected.
Scenario D
Fewer supported this scenario, but comments included:
• It would help deliver against the need for affordable homes
• It reflects the most recent data
• It would require a green belt review
• Best choice to manage environmental impact
Between B and C
Some responses felt the right level was between scenarios B and C, with the
following observations:
• Would be acceptable if economic/employment growth could feasibly match
this
• It is reflecting local needs/demographic
• But commuter issues and transport would have to be considered.
Between C and D
• Supported by recent data
• Needs to acknowledge Crossrail and commuting increase
• Preferable to develop multiple small sites, not large green belt areas
• However, some recognised the need to review the green belt
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B/C/D
Some supported any of the higher growth scenarios as they felt that the more
houses, the better.
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Question 5: Summary of Response
Which of the job growth scenarios do you support and why?
Total response: 60
Support:6
Object:9
Comment:45
Overall comments
•
•
•
•
•

The scenarios are based on inadequate understanding of population needs
Infrastructure and environmental impact needs to be assessed
Release old business parks for alternative uses
Build new business parks of high quality and accessibility
Consider small industrial parks with coffee bars and meeting rooms

Employment forecast
There was not much support for the (higher) employment forecast. Though it was
accepted as unrealistic, some recognised that higher employment would enable
sustainable growth in the district.
Balanced growth
The balanced growth scenario was well supported:
• Part of housing provision
• Based on economic sustainability plan
• Potential for growth in start-ups and micro-enterprises
• Empty commercial building can accommodate employment growth
• On basis of following scenario B re housing
• More possible to achieve
• Minimal damage to environment or fewer jobs due to constraints of the area
and inability to meet future needs as required by NPPF
• In conjunction with 3A and other transport improvements
• Over a 20 year period
• Good commutes mean job provision can be out of area
• Needs to be slow paced to develop local character
But with the following caveats:
• The previous local plan got it right
• Guesswork – what if unable to deliver economic growth
• The forecast and study seem to focus on the south of the district.
• Optimism can be expensive
• But it will be hard work to attract that level of employment
Neither
A significant number of comments supported neither of these scenarios:
• There would be an increase in commuting rather than employment
• Job growth forecasts optimistic
• No job growth anticipated
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•
•
•
•
•
•
•
•
•
•
•
•

Stop further job loss and stabilise
Job increase should match population not encourage inward migration
Growth should match housing to encourage sustainability
The background of the downturn and ageing demographic mean that no
increase is needed
Utilise empty units for housing especially Cores End, Wharf Lane
More jobs means more housing and this would put pressure on the AONB
Job growth should be in high-quality occupations as a sustainable wage is
needed for home ownership
Historic under provision of employment opportunities
Long term planning for future employment sites
Local employment to prevent cross-county commutes
Economic forecasting is too unpredictable so requires flexible planning over
the time frame
It is not the council’s responsibility to find jobs
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Question 6: Summary of Response
Are there any other scenarios we should consider for homes and jobs, and why?
Total response: 37
Support:1
Object:9
Comment:27
Many comments recognised that scenarios for homes and jobs are linked by the
need to travel to work. Consequently, some felt that housing growth should be
constrained by the potential for job creation, or that a consequence of housing
growth would mean increased commuting and pressure on transport networks:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Bridge north/south divide by building in north of England – not south east
Restore ‘old Wycombe’ to give it individual identity attracting Londoners also
regenerate Rye
Establish economic development strategy for town/area, then create
employment and housing scenarios
Keep the status quo – maintain and enhance the area for those living here
already
Large job creation in the area is unlikely, so population growth is promoting
long distance commuting
Bourne End should be sustainably developed; range of housing, employment,
social, education and health services.
Allow current level of building
Scatter approach on small sites in existing settlements to be part of existing
infrastructure
Not on green belt, flat land or AONB
Other scenarios may emerge after further analysis
Flexible policies too many unknowns to predict to 2031
Moving to the area will not be for jobs, infrastructure cannot cope with this
Commuting growth needs to be considered due to public transport links
Building spaces for industrial/offices and supported housing not of detriment
to existing residents
With the current demography residents commute to work: increasing village
housing increases commuters
Protect natural assets especially with regard to flood plains

Housing
• Some felt the need for lower population and home scenarios
• WDC should relieve developers of the need to provide social housing on
certain sites – these funds are then available to be directed to building /
regeneration in locations chosen by the district.
• Build tower blocks (10 storey max) in High Wycombe centre to provide low
cost housing
• Redevelop empty retail and business units to housing
• When HS2 becomes operational there may be more growth in the North of the
country – this may lead to a reduction in migration to the district. WDC should
sort out migration and then match housing
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•
•
•
•
•
•
•
•

Examine demographic trends to see if we need more assisted living places
New homes do not mean new jobs. There will be an increase in homeworking
and commuting
NPPF broad brush approach does not allow for overcrowding of East
Wycombe
Use natural growth figure minus outward migration and use those figures to
create scenarios
WDC should develop a lower growth target with zero migration
Have a contingency figure of 5% from target as growth could be higher
Wycombe’s growth should be directed towards Aylesbury. Joint venture by
authorities.
Homes should be near railway and bus stations

Jobs
• There should be a link to Cross Rail via Handy Cross
• Reuse existing brownfield for employment creation
• We have large vacant business units. Develop small business units and
encourage science and technical investment.
• Work in conjunction with university to develop a centre of excellence
• Stop further job loss and stabilise
• Reduce existing commuting and encourage job growth and address issues of
historic undersupply
• Cross county travel is a necessity and the nature of employment is changing
• Employment is decreasing: the scenarios do not reflect this
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Option 1 – Enhanced Development within Urban Areas and Main Villages
Total : 374
Support: 190
Object: 55
Comments: 129
Overall response
There was overall an overwhelming support for this option.
Support
• Many felt that brownfield developments should be prioritised across the District
over greenfield / Green Belt land
• The potential to provide more flexibility in terms of uses on brownfield sites
was welcomed.
• It was felt that the council should adopt a sequential approach, exhausting
Options 1, 2 and 4 over the initial years of the plan, before looking at other
options.
• More strategically, some expressed the view that brownfield sites across the
country should be used first.
• There was disagreement as to whether development in urban areas alone
would meet the overall housing needs.
• The urban area of High Wycombe was the area most suggested for future
development with Princes Risborough and Marlow also cited to a more minor
extent.
• Other suggestions included Stokenchurch and Bourne End.
• By contrast to the general support, one response felt that option 1 would only
bring marginal changes, with big downsides, and should not be considered as
part of a strategy.
• Also, one person felt that main villages could be expanded but not urban
areas, as they are already overdeveloped
Sustainability
• Some people felt that the use of brownfield sites would create sustainable
mixed-use developments supported by existing infrastructure and services.
• It was felt that housing development should be promoted in sustainable
locations (particularly High Wycombe and Marlow).
• Development should be near the principal areas of employment and/or railway
stations to avoid traffic problems and minimise carbon emissions associated
with travel.
Empty buildings
• Many people advocated the need to make better use of empty buildings.
• Some requested that the Council review and list empty or derelict propertiescommercial/ industrial and residential – that could be redeveloped for
residential use.
High Wycombe Town
• There were many comments on the town centre
o Many felt there is a need to redevelop the High Street for mid-rise
residential and office developments rather than retail.
o Introducing more residential developments within the town centre was
seen as an opportunity to boost the local economy and lead to more
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vibrant and appealing areas and revitalise the town itself.
o Other suggestions included transforming Frogmoor into a town square,
building small housing near the train station and creating an artist ecovillage where affordable rent live/work units could be provided.
• The use of brownfield sites was seen as an opportunity to improve the quality
of High Wycombe as a town, place to work/live and visit.
• In particular, it would regenerate those areas of High Wycombe that are of low
economic value and not visually attractive
• There was the view that by making the area attractive and pleasant to live in
would make life more pleasant for all, increasing a sense of well-being and
reducing mental illness, as well as attracting business.
• There was some concern that the eastern side of High Wycombe town along
the A40 London road corridor had been developed to its maximum.
• There was a suggestion for large blocks of apartments adjacent to the M40 on
the town side, with double glazing and sound-absorbing materials.
Heritage
• English Heritage felt that new housing development should be accommodated
within towns and villages where possible, but only to the extent that heritage
assets, including conservation areas and any residential areas that have a
particular low-density character, are not unacceptably adversely affected.
Flood Risk Assessments
• Some of the urban areas identified could have potential flood risk issues as
they may have watercourses flowing through them. The selection of this option
would need to include a flood risk sequential test for sites or growth within
flood zones 2 or 3.
River Corridors
• The impact on river corridors would also need to be considered for
development in urban areas.
Contaminated land / Groundwater and SPZs
• The focus on urban areas will also have issues for previously-developed sites
which are potentially contaminated. This could have implications for
groundwater quality and source protections zones if these sites are
redeveloped. These sites would need careful management if they were to be
brought forward for development.
Potential sites (new use not specified)
• Wycombe Hospital
• Cressex Health Centre
• Oakridge Centre
• Marlow Hospital and Health Centre
• WDC offices
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Question 7 – should consideration be given to releasing more employment land to
housing, even if it could impact on the potential to create jobs? If so, where?
Total response: 82
Support 38
Object 11
Comment 33
Support
Review of employment land – Strategy
• Many felt that the historic areas of employment land needed review/
consolidation.
• Respondents were keen to see the recommendations of the Economy Study
reflected in the Local Plan. The release of employment land in locations where
there is no demand should be supported (e.g. north of the District).
• This approach should be tied in with an Economic Development strategy and a
vision for the District
• There was a minor concern that historic scattered employment sited policy
would preclude housing development.
Office buildings
• Many supported the reuse of office buildings within High Wycombe town
centre for redevelopment into apartments.
• Some claimed that there is a large amount of long-term vacant office space
within the District, which should be released to help meet housing need.
Location of employment sites
• Some felt that employment sites that are set away from significant road
junctions should be considered for housing, but sites with good access to the
transport network (particularly those near the M40) should be kept, ensuring
that new employment land is brought forward in strategic locations.
• Some felt that employment sites should be located in urban areas, not in
village environments. Potential for jobs should be identified in advance to avoid
under occupancy and commitment from business and industry prior building is
key.
• Identified existing employment sites, including business parks when
redeveloped, should contain a large high-density residential element.
• Some felt that the new national permitted development rules would help such
change of uses.
New ways of working
• Doubt was expressed over the need for increased employment or commercial
space, with the rise of home/remote working and online shopping.
• There was a perceived lack of recognition of the changing nature of
businesses, some requiring less footprint (small businesses, high-tech jobs),
others requiring integrated out of town premises (business parks)
• Shared buildings with shared rates were advocated.
• Some respondents felt that there was insufficient evidence that increasing
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office facilities/premises would provide employment for local people, but also
that providing more housing will allow more homes for local workers to live in.
Sites/ Areas of employment that could be redeveloped
High Wycombe
• Leigh Street,
• High Street - this will contribute to make the town more vibrant, support
evening economy (more restaurants, bars, shops) and attract more people to
the area. Parking needs to be cheaper to encourage this.
• Railko site, Loudwater
• Homebase area at Loudwater (although concerns around M40 pollution)
• High Wycombe old library
• Ruskin Works
• Verco
• MFI showroom at Knaves Beech
• Empty/old units on Cressex Industrial Estate.
• Desborough Avenue area
• Cressex (suggested for low density sheltered accommodation for the elderly)
• use empty units at Frogmoor (pound shops, charity shops)
• Former Gas Works site
• other town centre empty offices
• re-designating sites such as Abercromby Industrial Estate for housing will
encourage much-needed investment in the Desborough area and provide
housing on a sustainable brownfield site
• creation of a village at the south-eastern end of Booker Air Park would provide
400 homes
• further development in the Booker area
• Cressex (the recent planning permission for a Next home was questioned on
the basis that this could have provided land for housing.)
• light industrial area near football stadium
Penn
• The empty office spaces at Penn Street
Marlow
• Derelict part of Business Park near Marlow station
• Thames Industrial Estate - homes with gardens would provide better surface
water drainage
• Marlow Football Club ground
• Seymour Court recreation ground
• West of Globe Park: build multi storey car parks there to release further land
whilst retaining, and improving the quality of, the necessary office space.
Bourne End
• rebuild the shops along The Parade in Bourne End to residential above shops
(keep shops)
• supermarkets in Bourne End to be turned to housing
Lane End
• Land at Simmons way, currently reserved for possible B1 uses, should be
released for housing as a further phase to the adjacent Marbourne Chase
housing development.
Stokenchurch
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• Light industrial area
Princes Risborough
• Princes Estate
• Leo Pharma
Objections
The need for employment land
• Some felt that employment land should not be generally regarded as a source
of housing land in the Local Plan (unless exceptional circumstances exist).
• Some were concerned that the loss of existing employment space would
exacerbate the need to accommodate new / intensified / enhanced
employment space.
• There needs to be strong and appropriate protection of existing employment
sites in the Local Plan to ensure they remain in employment use and so help to
create or retain jobs.
Balance of homes and jobs
• There were concerns over the balance of homes and jobs in the long term, as
releasing employment sites may resolve housing issue in the short term but
would lead to more unsustainable out-commuting.
• It was felt that a robust economic plan should be in place before the release of
further employment land and thus ensuring the provision of new jobs for the
eventual increase in housing.
• Some representations felt it was very important that existing empty commercial
sites are redeveloped for business to accommodate growth.
• Some supported the approach, provided that the employment uses could be
appropriately reprovided elsewhere.
Scale of development
• Some felt that small pockets of employment land could be given over to
housing (provided not in the Green Belt). However, larger sites should be
retained as employment land.
Impact on local services
• There were some concerns about the pressure new housing development
would put on existing local retail provision, e.g. shops, restaurants.
• The loss of employment land would undermine the drive to create sustainable
neighbourhoods and would impact on the vitality and viability of local shops
and services.
Opposition to specific sites /area
• Firefly pub, Bourne end
• Marlow Garden Centre near Little Marlow
• Hammersley Lane, north of Robinson Road
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Question 8 – Should there be a policy of encouraging further intensification of
housing in residential areas to provide more housing? If so, how might the Council
identify the sites where it should happen?
Total response 55
Support 21
Object 15
Comment 19
Intensification versus densification
• Many responses appeared to see intensification of residential areas and
building at higher densities as the same thing.
• Some responses here therefore also relate to question 10.
A mixed response
• This option attracted a mix of views, which are set out below.
Support for further intensification
• Some viewed that intensification of housing would allow full use to be made of
urban sites, utilising existing services.
• This would help relieve pressure on land release elsewhere in the District to
meet housing demand (e.g. Green Belt)
• Respondents were keen to see that intensification of housing on brownfield
sites in residential areas would not unreasonably compromise existing
residential amenity.
Apartments / smaller homes
• Respondents were keen to see higher design quality standards in new
developments
• There was a suggestion that external urban designers and architectural
practices should be used to produce development briefs
• Many respondents supported apartment blocks, as long as they are of highquality design, and that sufficient car parking and amenity space, including
green space, is provided in the immediate vicinity
• Several comments suggested the use of flats to achieve further intensification,
advocating their small footprint, energy efficiency, and potential communal
spaces.
• Flats were seen as a way to respond to changing demographics (smaller
family units such as retired people, single parents, young professionals without
children, empty nesters etc.).
• Many were keen to see smaller homes or flats to provide for downsizing
Identification of sites
• There was a view that this policy area should be guided by the vision for the
town and for the District
• Suggestions on how the council might identify sites for intensification included:
o clearer guidance from the council showing support for this course of action
o release of sites identified in the SHLAA
o Support for individual planning applications for in-fill housing in gardens
etc.
o setting out an area-by-area guidance with, in central zones, a Dutch style
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innovative design approach
o identification of sites through further consultation with local residents and
existing business
o Many people were keen to see a site-by-site approach, rather than a
general policy.
o Some felt that criteria akin to those in the Housing Intensification SPD
should continue to apply.
Viability
• There was a view that intensification of sites should be incentivised not
penalised by CIL/affordable housing/agglomeration of sites. Affordable housing
could be offset by a financial payment to a central fund for affordable housing
on more appropriate sites.
Sites /areas put forward
• intensification of Castlefield Estate was put forward (up to 200 dwellings)
• Leigh Street- provided there is sufficient amenity space in the immediate
environs.
• in areas along valley bottoms
• alongside main roads
• in the town centres, e.g. flats above shops, new blocks of apartments
• surface roads car parks adjacent to the A40
• old industrial units in Desborough area
• Near public transport nodes and in central areas of town.
Opposition
There was some opposition to housing intensification.
• There was a strong opposition to back garden developments, feared to be
already happening extensively. Concerns were raised over the loss of amenity
value, loss of open space for recreation /exercise, and loss of wildlife, as well
as parking issues
• There was some opposition to Housing in Multiple Occupation
• There was some concern over the impact of intensification over affordable
housing supply in the district as some feared any intensification would reduce
the size and amenity of such housing.
• A minor concern was the perceived increase in crime in highly residential
areas.
• Many felt that the current density in urban areas were already unsustainable,
leading to infrastructure capacity issues, tensions in the community, and health
and mental health issues.
• Some felt that it would not be realistic or appropriate for the plan to proactively
identify further sites for intensification. Site assembly issues invariably lead to
significant lead-in times for new development and also tend to result in the
delivery of small sites as existing landowners have varying aspirations and
timescales toward disposal of their land. Instead, the plan should support the
release of appropriate unimplemented employment, allocations and
permissions which could be better placed to provide housing.
Area-specific opposition
• There was some opposition to further intensification in the Terriers and
Amersham Hill area, as people felt the recent developments have changed the
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•

character of the area as well as causing infrastructure problems such as traffic
and schooling.
Suburban areas on top of hills, such as Cressex, were also perceived as not
suitable for intensification.
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Question 9 – Are there “green” areas within our towns and villages that should be
developed for housing that are surplus to requirement? If so, where?
Total response 49
Support 6
Object 17
Comment 26
Opposition to use of green areas
• Many people opposed the principle of using green areas, saying often that
none were surplus to requirement.
• Many viewed green areas as essential to maintain quality of life / well-being,
and to provide a much-needed space for recreation for all members of all ages
of the community, as well as maintaining the semi-rural character of the area.
• This would also have a detrimental effect on wildlife.
• Many felt that priority should be given to the redevelopment of brownfield sites
over the use of gardens, green spaces, greenfield or Green Belt.
• Increased density would also require the preservation and enhancement of
green areas, which are already insufficient (West End Rd for example).
• Developments on the outskirts of existing areas are preferred, rather than loss
of open spaces within existing built-up areas.
• The contribution of “green” areas to the function and form of towns and villages
must be fully understood before any release for new housing can be
considered.
Designated Green Spaces
• It was felt by some respondents that green spaces were precious and should
be safeguarded unless they are of low value. Therefore the Green Spaces
policy in the Delivery and Site Allocations plan should continue.
• On the contrary, others advocated a review of the policy.
Green Belt review
• There was some confusion with the wider Green Belt review discussion, which
relates to sites outside towns and villages.
Support the use of green areas
• Very few felt that surplus green areas should be released for development.
• Those who did felt that all green areas, including those designated as green
spaces, should be reviewed to provide housing land.
• Some suggested that this should be done on a site-by-site basis
Potential Green Areas
The potential green areas put forward for housing
• Air Park
• Land to the west of Letterbox lane, Askett
• land at Heavens Lea
• Hollands Farm, Bourne End (60ha)
• Land east of Desborough Avenue, High Wycombe (SHLAA Ref SHW0342)
suitable for approximately 85 dwellings;
• Land south of Marlow Road, Well End (SHLAA Ref SBE0043) suitable for
approximately 100 dwellings
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Question 10 – Should we explore building at slightly higher densities and assess
how much less land may then be required?
Total Response 71
Support 31
Object 9
Comment 26
Support
• There was overwhelming support for this approach, described as a sensible
proposal which would allow planning positively to meet housing demand.
• People felt that higher densities would allow greater use of available brownfield
sites/use less greenfield sites/ prevent the loss of employment sites to
residential.
Housing mix
• Building at higher density was seen as a way to take into account changes in
demographic trends such as aging population, assisted living, smaller
households (single family units)
• Some responses favoured prioritising compact family homes with small
gardens over large, luxury houses
• Others felt that varied housing density should be provided in order to give
choice to future buyers.
Quality
• Good design was seen as essential
• There was a strong support for high quality apartments
• There was a very strong view that adequate balconies should be provided in
new flats (south facing, and large enough to grow veg, sit outside, hang
washing etc.).
• Many respondents suggested the need to build underground both for housing
and business (for parking, refuse facilities, communal laundry facilities etc.)
• On a similar note it was suggested that homes could be built with smaller floor
plans but greater numbers of floors (including basements).
• Density should not preclude environmental quality:
o Sufficient space should be allowed for trees to mature
o There should be grey water systems and either communal roof gardens or
utilisation of the roof for solar plant and/or green roofs (to slow water down
before it enters the sewage system).
Size
• Respondents who supported an increase in density put forward a varied range
of sizes, generally from 3 storeys to 10 (depending on location, topography,
character of the area).
Location for increased density
• Some viewed that various densities should be set depending on location
• The main locations put forward for increased density were
o urban sites
o valley floors (Hughenden and Wye Valley)
o town centres areas
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•
•
•

Increased densities would be acceptable where it would not be out of keeping
with its surroundings or impact negatively on long-range views
Some supported higher densities in urban areas, but not in semi-rural or rural
village areas
There was a view that the western side of High Wycombe in particular should
be redeveloped to higher densities

Consultation sites
• Respondents were keen to see the residential capacity of each site optimised
• It was suggested that some sites could sustain higher density (including flats
up to 5 storeys), with more open space
• Lower densities should be sought on the more environmentally sensitive sites,
or sites at the interface between developed and green areas.
Opposition
There was some opposition to higher density developments.
• Some felt that higher density should not be encouraged as it would change the
character of the area.
• Concerns were expressed towards overcrowding issues (HMOs).
• Citing the Wellesbourne development, there was concern that higher density
would lead to problems with regards to parking, amenity space and
infrastructure requirements.
• Concerns were raised about the ability of local infrastructure, green amenities
and services to cope with increased densities.
• However some felt that, with adequate provision of the above, higher density
should be considered.
• there was some local opposition to increasing density in the area north of
Heath End Road (considering Daws Hill and Abbey Barn developments)
• One person felt that high density (of poor design and in inappropriate
situations) should not be enforced merely to reduce land-take.
• There was a view that density of development itself is not the key design issue
in delivering good quality new homes, as opposed to design details, parking,
landscaping, street design and place-making and amenity space/green space.
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Option 2 – Rural Brownfield Sites
Total Response 67
Support: 40
Object: 5
Comments: 22
Support
• There was overall support for this option
• Issues raised in objection and comments are set out below
Principle of development - Sustainability
• A site-by-site approach was advocated.
• The reuse of derelict vacant sites / opportunities for improvement was
supported
• There was a view that if these isolated areas have already been subject to
development, further development here would affect less people and generate
fewer objections.
• Some people felt that rural brownfield sites should only be redeveloped where
the development would enable the enhancement of the site that outweighs its
unsustainable location.
• However, some felt that significant housing development on such sites would
not promote sustainable patterns of development.
• There was a view that option 2 would only bring marginal changes and should
not be considered as part of a strategy.
• Someone asked whether these areas could become small villages
Brownfield first
• Many felt that rural brownfield sites – even in Green Belt or/and AONB –
should be a priority / considered before the allocation of greenfield sites
• Brownfield sites should include agricultural development
• There was a view that, given the uncertainty and ranges presented for the
growth forecasts, the council should plan to exhaust Options 1, 2 and 4 over
the initial years of the plan, and only then consider large-scale development on
new sites.
Design
• Many people stressed the importance of sensitive design, to avoid any
negative visual impacts on / fit with the surrounding area (particularly in the
AONB)
Housing delivery
• A higher end level of delivery was advocated
• There was some disagreement as to whether brownfield sites can make a
contribution, modest or significant, towards the District’s housing need
• Ownership issues of those sites were mentioned.
Impact on the economy
• Some felt that underutilised rural business or industrial sites could go to
housing , as well as remaining farmyard sites
• An opposing view was that there should be no loss of current rural
employment sites.
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Transport - Accessibility
• There were some concerns that rural brownfield sites are isolated, poorly
related to towns and villages and as such are poorly located in relation to local
services and facilities, employment and the transport network.
• Some felt that adequate transport improvements could make these sites
suitable.
• Others felt that the council should be more flexible on accessibility
requirements
• Others didn’t wish to see changes in the road network (e.g. rural lanes to be
turned into dual carriageways).
• There was a view that extra traffic in these areas would not create congestion.
Infrastructure - Services
• There were some concerns over the adequate access to healthcare services
and other necessary infrastructure.
• People felt that a priority focus should be on brownfield sites within or near to
the main settlements which are supported by good transport infrastructure.
• Some observed that although initially isolated, infrastructure and services
would no doubt be established in due course.
Landscape
• Many favoured the use of sites within existing built-up areas, or immediately
adjacent to them, in order to protect the Green Belt, Areas of Attractive
Landscape (AAL) and Areas of Outstanding Natural Beauty (AONB).
• Some supported redevelopment of rural brownfield sites in the countryside but
not in Green Belt or AONB.
Biodiversity
• Brownfield sites can support highly diverse wildlife communities: ecological
assessments should be undertaken prior to development on brownfield land.
Flood Risk
• The Environment Agency highlighted that:
o This option may have implications for contaminated sites and groundwater
quality and source protections zones if rural brownfield sites are
redeveloped.
o Any sites in Flood Zones 2 or 3 would need to be sequentially tested.
o Any sites within Flood Zone 1 or over 1 hectare in size will need to include
surface water flood risk management including the use of SUDS in
accordance with paragraph 103 of the NPPF.
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Q11 - Are you aware of brownfield sites in the countryside that could appropriately
be redeveloped for housing?
•

There was a fear that, as a result of the consultation, developers would come
forward with planning applications
Sites suggested:
Culverton Manor Farm, south of Princes Risborough
• No longer viable for agricultural uses
• Alternative uses sought
• To be considered in relation with Princes Risborough relief road
Former Molins site at Saunderton
• Accessible by rail
• Would benefit from an upgrading of the A4010 (dual carriageway from
Aylesbury to High Wycombe/Thames Valley)
• Ideal site for residential
Askett Nurseries
• Proposed for housing development
• Near Princes Risborough
• In the SHLAA
• Significant weight must be attached to the fact that it is already brownfield site
(commercial use) when assessing impact on Green Belt and AONB
Marlow Garden Centre – Pump Lane South - Marlow
• Proposed for housing or care home
Hollands Farm – Bourne End
• The farm yard/ commercial buildings at Hollands Farm, accessed from Hedsor
Road, could be redeveloped for housing.
Land at Wood Farm, and off Mill Road, Stokenchurch
Bernard Arms Kimble and adjacent land near station – Little Kimble
• Suggested for housing
• Good transport links
• Opportunity to move junction of Bridge Street with A4010 to new junction by
school entrance
Notcutts Garden Centre, Clay Lane, Booker
• Currently used as retail garden centre
• Could provide 25-30 dwellings
Land near Letterbox Lane – Askett
Wycombe Heights Golf Club
Chiltern House, Stocking Lane, Hughenden Valley
• Proposed for residential
Old Paddock at Clay Lane, Booker
• Proposed for residential
Little Marlow Gravel Pits
• Limited number of homes could be possible in the Gravel Pits area, but not
affordable homes, due to narrow road and poor public transport connections
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Option 3 – Reserve Sites
Question 12 Do you agree that these sites should be allocated for development
given their status, or is there an alternative?
Total Responses: 109
Support: 27
Object: 48
Comments: 34
General objections
•

There were a significant amount of general objections to Option 3. These
included concerns and disagreement with the approach of the option; a
desire to resist urban sprawl and a desire to seek alternatives.

Concerns about environmental impact.
Concerns were raised over the following issues:
•
•

Several concerns over the impact on the natural environment/natural
beauty and value/intrinsic landscape value and character of the area;
Some responses citing concern over:
• impact on quality of life and resulting increased population density/loss
of green spaces;
• impact of development being out of proportion to the benefits gained;
• harm to important wildlife/wildlife will suffer immeasurable
damage/development of ecologically important areas should be
delayed for as long as possible
• concerns about impact on community identity/settlements merging

Concerns about location of sites
•

•

•

There was some concern about the location of the sites, and about
individual locational aspects of the Reserve Sites. These included that
there should be no further development in the eastern sector of High
Wycombe – comments on this issue included:
• there should be no development in the area until a solution was found
to traffic problems on the A40 between Loudwater and High Wycombe
• reserve sites on eastern side of High Wycombe should not be
allocated as they are the only ones left with an open landscape
• development of Abbey Barn North, Abbey Barn South and Gomm
Valley in such close proximity would be unacceptable;
Three respondents supported development at the reserve sites apart from
Gomm Valley & Ashwells, and one each supported development at the
reserve sites apart from at Slate Meadow and Abbey Barn South
respectively. One thought Abbey Barn South and Abbey Barn North should
not be developed. Another one suggested that development at Abbey Barn
South and Slate Meadow should be put off for as long as possible due to
separation issues;
One respondent suggested that Abbey Barn South and Terriers Farm
would be acceptable; that Slate Meadow can take some development
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provided the perceived gap between Wooburn and Bourne End is
maintained; and only minimal, if any, development at Abbey Barn North
and Gomm Valley would be acceptable.
Concern about planning status of sites
•

•

Some concern was expressed that the reserve sites should not be seen as
appropriate for development simply because of their current or past status
in the development plan, that they should be assessed on the same basis
as any newly proposed site and that the sites are not best suited for the
development of the district.
Other respondents expressed the following views on the planning status of
the Reserve Sites:
• The sites should retain their current status but they should not be
released from development until the housing requirements to support
such a strategy is agreed;
• Site assessments and sustainability appraisals show that many of
these sites cannot be developed without very significant adverse
impacts;
• If these sites are to be developed, they should be ranked in order of
preference for release.

Suggestions of alternative strategies/other places/sites to build
The following suggestions were made by some of the respondents about
potential alternative locations/strategies to be used instead of the Reserve Sites:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

High Wycombe - increase housing density elsewhere and use brownfield
sites in the town/town centre/empty businesses/surface car parks;
Abandoned areas in Reading;
Build in Princes Risborough/further to the north of the District/Aylesbury;
Daws Hill;
Wycombe Air Park;
Jackson’s Field/Hollands Farm, Bourne End;
the larger villages;
western side of Wycombe;
Other sides of Wycombe (other than the east);
New town around Princes Risborough or Stokenchurch;
Don’t build at all;
Small-scale developments on the outskirts of many different villages and
towns such as High Wycombe, Marlow, Princes Risborough. It is not fair
to impact so greatly on a few sites;
Do brownfield first then small areas around existing development then
large-scale development;
Reviewing the AONB. A huge area in the under-developed SE sector lying
to the South of the M40 which could have easy access to the M40,
relatively pain free to the rest of HW.

Concerns about infrastructure
•

There were many concerns about impacts on infrastructure, including that
the local infrastructure can’t cope, that sites are inconveniently situated in
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•
•
•

relation to local infrastructure and that local geography precludes realistic
solutions.
Some respondents strongly felt that the area cannot continue to grow and
put pressure on infrastructure and that current infrastructure is not
adequate.
There were concerns about inadequate roads to support development and
that development of the Reserve Sites would cause traffic problems in the
area.
Other responses highlighted road capacity, flooding issues, open spaces
and schools as key infrastructure issues.

General support for Option 3/Question 12
•

Several respondents expressed general support for Option 3. Views put
forward in support of the option included:
• That it was appropriate to allocate them
• there is no alternative
• they should be prioritised for release
• the sites are now needed
• they should be brought forward in fulfilment of their purpose
• they are needed to meet objectively-assessed need.
• Support as it could encourage families/younger people to stay;
• Sites are underpinned by Core Strategy policy CS8;
• These are the most deliverable sites;
• If releases are not made soon, there is likely to be a housing supply
deficit.

Support due to location of sites
•

Supportive comments which were related to the location of sites were
made. These included:
• That the sites are not in the Green Belt or the AONB;
• That the sites are mainly around High Wycombe which, as the largest
settlement in the District, has the clearest sustainability principles;
• Sites have been previously been found sound by previous inspectors
• Sites present an opportunity to locate housing near employment.

Qualified support
Some comments gave support to the use of the reserve sites, subject to the
following issues/caveats/exceptions:
•
•

•
•
•

Provided the supporting infrastructure (highways, green infrastructure) is
put in place/improved at the same time as development;
Support but only for lower numbers than proposed/restricted to the
smallest possible proportion of the site/only to a very limited extent,
commensurate with the amenity value of the sites and overall impact on
local communities;
Development on the sites ought to be predominantly affordable housing,
and would need to be sensitively integrated into the existing development
context;
Support subject to getting the site-specific details (such as density, design,
layout, form) right;
Support provided the most sensitive areas are protected as promised;
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•
•
•
•

Support for Abbey Barn South and Abbey Barn North, subject to protecting
the character of Flackwell Heath;
Support but other sites needed too at other settlements, such as in Princes
Risborough;
Employment should be considered alongside housing to make such
locations more sustainable. In addition, need to take community identity
into consideration.
Comments were made in relation to assessing flood risk on the sites and
assessing the ecological value of the sites.
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Question 13 – Should consideration be given to greater levels of development on
these sites to reduce the need to find land elsewhere?
Total Responses: 78
Support: 12
Object: 47
Comments: 19
Yes (or yes with caveats/qualifications)
• A relatively small number of responses either agreed with the question or
agreed with it subject to caveats and conditions. These caveats included:
• Good design/spatial strategies and consideration of the most
appropriate form of development;
• On the proviso that any such increases should respect site-specific
environmental and related constraints/only if it can be done without
sacrificing remaining green spaces/only if density and design is in
keeping with the landscape quality and surrounding countryside;
• Density of sites should be optimised not maximised, to ensure the
maximum appropriate level of development without compromising the
quality, sustainability and amenity.
General comments
•

A small number of responses answered neither yes or no but made the
following comments:
• Technical evidence base should be completed before considering
greater levels of development;
• Infrastructure required to support intensification should be identified
and put in place before any of the sites are occupied;
• There should be a balance in housing provision – need family housing
to create balanced supply throughout the town.

•

A significant number of responses disagreed with the question. Comments
from those expressing objections included:
That the Sustainability Appraisal already assesses environmental impacts
of developing limited areas as very negative, and dismissed greater levels
of development as ‘not realistic options’. This does not necessarily
preclude higher densities on those areas of the sites that are developed;
The sites are unsuitable for high-density housing development/higher
development quantities would constitute overdevelopment/not at the cost
of environmental sensitivity and design quality;
There should be no development on the sites at all;
Wildlife concerns/sites should not be identified for even greater levels of
growth where this would result in either direct or indirect impacts on the
important grassland and woodland habitats;
Would greatly increase traffic;
Increasing the proportion of housing within just a few sites raises the
concern that if any sites do not proceed for any reason this would have a
significant effect on the ability of the district to meet housing requirements.
Spreading development across a larger number of sites reduces such risk.

No

•

•
•
•
•
•
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No (with site-specific comments)
•
•

A few of the responses disagreed with the question with reference to
particular sites – all of the Reserve Sites were mentioned by various
representations.
One respondent suggested that on some sites, increasing the developable
area would be incompatible with government policy for the protection of
biodiversity.
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Option 4 – Limited Expansion of Main Villages (north and west)
Total Responses: 175
Support: 87
Objec55t: 28
Comments: 60
General Support
• More people supported the option than objected.
• There was a view that a detailed review of greenfield sites on the edge of all
villages (not only those listed in option 4) could provide land for housing
without fundamentally impacting on the character of these villages.
• Many felt that development should be modest, gradual, and blend in with the
village.
• Some felt brownfield sites in urban areas should come first.
• Those who objected wished to rule out option 4 over impacts on Green Belt
and AONB.
General Objections
• Concerns were raised over heritage issues, with all six villages identified
containing listed buildings and both Lane End and Stokenchurch having
Conservation Areas.
• Healthcare: There was a view that a precautionary approach should be
adopted with this option to ensure that future populations have adequate
access to healthcare facilities. In considering whether to pursue this option
further due regard should be paid to the accessibility of the specific location
to adequate levels of healthcare provision.
• Watewater issues: Concerns were raised regarding the provision of waste
water services in relation to development in the village of Longwick.
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Question 14 – Do you think providing a limited number of homes on the edge of
villages would be a good thing?
Total: 80
Supporting: 42
Objecting: 16
Commenting: 22
Housing need
• There was some consensus that option 4 was necessary to meet the
District’s housing needs and contribute to the 5 year land supply, with some
respondents asserting that villages need to grow to stay vibrant and meet
their population’s needs
• A differing view was that, although village communities must expand in order
to thrive, proportionate expansion can only have a marginal impact on the
district's overall needs.
Affordable housing and housing mix
• Many felt that new development in villages should provide a variety of
properties (style/type/size) so that communities have a range of different
residents (young, old etc.)
• This option was particularly supported if it encourages younger people to stay
/ support family units
• According to some respondents, there is a demand for affordable homes in
the rural areas which are currently not being catered for.
• Therefore, many were keen to see predominantly affordable housing in new
developments, in villages such as Great Kingshill and Hughenden Valley.
• In limited circumstances, rural affordable housing in the Green Belt was
perceived as acceptable.
• Some respondents were keen to see more affordable housing to rebalance
wealthy retired or commuter communities.
• Many felt that all or most of the new homes should be of appropriate size and
tenure type to be available to local people.
• Some concern was specifically raised around the effects of conversion of
agricultural buildings to residential development.
Scale of development
• Many felt that only very limited development would be acceptable.
• There was overall a consensus that a limited number of units could be
provided on the edges without detriment to the feel of the village. This would
result in easier integration and avoid the need for large-scale developments.
• Another suggestion was for each village to be extended by at least 15 units.
• Many also advocated higher density within village boundaries (infill) rather
than expansions.
• It was felt that appropriateness of expansion would depend on location.
Design
• There was a strong view that new development would have to be
sympathetic in design to existing development.
• Appropriate design was seen as essential: the Chilterns Buildings Design
Guide was cited as a good source to use where relevant.
Villages and countryside review
• There was a strong demand for all village boundaries to be looked at in
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•
•

further detail, in particular those outside the Green Belt and AONB.
There was some limited support for a Green Belt and AONB review in relation
to delivering option 4.
There was some limited support for the review of Green Spaces within
villages.

Sequencing of development
• There was some disagreement around the sequencing of this option amongst
the 8 strategic options.
• However there was a consensus that brownfield / infill development, in towns
and villages, should happen first.
• Some felt that strategic options such as Reserve Sites, Princes Risborough
or Green Belt review should come first.
• By contrast, others felt that options 1,2 and 4 should be exhausted before
looking at large-scale development such as in options 3,5 and 6.
Services / Infrastructure
• There was a strong view that small-scale development would help to keep
the villages and their services/amenities alive, or even bring extra facilities,
such as schools, medical facilities, shops, pubs and local services.
• Overall, most people felt that, by distributing small developments across the
district, this would put less strain on infrastructure.
• Those who opposed the option raised concerns over poor public transport,
lack of facilities, and the need for upgraded road infrastructure (Naphill and
Walters Ash was cited as an example).
Village identities
• Many respondents were keen to avoid too great an impact on one
community.
• Many respondents were also keen to avoid coalescence of villages, in order
to keep villages’ separate identities.
• There was some concern raised over the integration of the new
developments to the existing villages and how the new developments would
further change the character of those villages.
Green Belt and AONB impacts
• There was some concern over encroachment on the countryside and the
openness of the Green Belt.
• Many respondents felt that villages should not be extended in Green Belt and
even less in AONB under any circumstance.
• Although some felt that the AONB is not an area for strategic growth (major
development), some respondents advocated small scale developments in the
AONB, as well as in the Green Belt.
• There was a perception that these developments have the ability to comprise
natural extensions to the built form and the existing settlement boundary
resulting in reduced visual impact upon the existing landscape.
• There was a view that sensitive small-scale development would not harm the
Green Belt or AONB, but may even enhance the local landscape.
• This may require a change in Green Belt and AONB policies to allow
development where appropriate: in particular, a relaxation of policies C10 and
GB4 was advocated, in order to allow for limited development.
Flooding
• The villages are all within Flood Zone 1 and would be sequentially preferable
for development in terms of flood risk.
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•

These are all large settlements over 1 hectare in size and surface water flood
risk management will need to be considered in line with the National Planning
Policy Framework (NPPF).
• The proposals need to incorporate the use of sustainable urban drainage
systems (SUDS) in accordance with paragraph 103 of the NPPF.
• For Longwick there are also watercourses running through this village. We
would expect to see the river corridors and their associated buffer zones
safeguarded.
Balance of homes and jobs
• There was a view that the scale, number and location of developments
should be in line with the council’s economic development strategy
• There were some concerns that, where the villages are distant from the main
areas of employment, significant development in such locations would not
promote sustainable patterns of development.
• Where employment provision exists, or where villages are close to towns,
some extra housing was deemed acceptable
Retail
• Some respondents were keen to see an increase in village populations, to
sustain local shops.
• There was some support for long-term empty units to be replaced by
housing.

Local Plan Options Consultation – Feedback Report October 2014

54

Question 15 – Are you aware of any site opportunities where this could happen
without adversely affecting the Green Belt or AONB?
Total : 59
Supporting: 29
Objecting: 4
Commenting: 26
Areas suggested were as follows:
South West Chiltern
Stokenchurch
• Stokenchurch was seen as a real growth area for the district with new
business and new housing (new housing would support local businesses)
• There was an overwhelmingly strong support for Stokenchurch expansion.
Reasons for support included:
• the village benefits from good transport links
• A junction expansion could be made at Junction 5
• There is no topography problem, as opposed to High Wycombe
• the settlement lies within Flood Zone 1. This would be sequentially
preferable for development in terms of flood risk. The environment
agency would expect to see surface water flood risk managed including
SUDS.
• Sites suggestions in the Stokenchurch area included:
o Wormsley Estate, Wallace Hill Farm – owner proposing affordable and
subsidised homes to provide accommodation for staff and their families
o Land at Wood Farm and off Mill Road.
• There was a view that these sites could be developed without harming the
AONB – because of the lie of the land and relationship with the existing builtup area and through careful design and planting. Neither site is in the Green
Belt.
• Studley Green village was also suggested
Marlow Bottom
• The new local plan should look again at the surroundings of Marlow Bottom–
where potential housing for the whole of the Marlow area could be provided.
• Land between Woodside and Woodland was suggested
• The council should look at further open land on the outskirts of Marlow and
Marlow Bottom to with a view to allowing the building of vital new housing
stock for families
Air Park
• The area around the boundary of Booker Airfield (air park) could take more
housing
• Land at Clay Lane should also be considered. This would require a Green
Belt boundary change
Lane End
• Land adjacent and to the rear of the Old Sun, Lane End.
• Some areas of Lane End and Piddington where additional housing and some
small businesses could be located.
Piddington
• Suggestion of 4 family-sized homes in Piddington, or small development of 1
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bed dwellings
Hambleden Valley
• Hambleden Parish Council, although in the AONB, does think that there is a
potential to build a small number of houses on the edges of the villages of
Hambleden, Frieth, Skirmett and Fingest in their parish.
• Hambleden Parish Council would however want these properties to be small
affordable homes or bungalows of a design appropriate to the area .i.e. first
homes for the youth of our communities or to enable the older members of
our communities to downsize but stay in the village where they have lived for
a large part of their lives.
North West Chiltern
Longwick
• There was a view that Longwick is suitable for backland development on land
south of the main road
• Longwick would benefit from a few more homes for young families, whose
presence would help both the school and the local shops.
Saunderton
• Development at Saunderton was supported
• Due to the presence of a floodplain, any development or expansion proposed
within Flood Zones 2 or 3 would need to be sequentially tested. The EA
would expect to see surface water flood risk managed including SUDS.
• Harpers Field approx. 7.5 acres Road side on Bledlow Road, Saunderton.
Bradenham
• Limited private land in Bradenham Parish. Site “Shana” is currently a storage
area for landscaping supplies.
• Possibly land owned by the MoD.
Hughenden Valley
• Chiltern House, Stocking Lane, Hughenden Valley
• Extension of GB4 boundary in Cryers Hill suggested.
• Hopkins Yard, Valley Road Hughenden Valley HP14 4LG and Long Lea
Meadow.
• Valley Road, Hughenden Valley. Site of approximately 9Ha comprising of
poor quality grass land surround by tree belts and woodland.
Naphill
• Land with frontage to Main Road and Stocking Lane
Great Kingshill
• WDC could compulsory purchase Binders Yard Industrial site as it is
inappropriate in the Green Belt and AONB since there are huge lorries
entering and exiting the site that is very close to Great Kingshill School.
• Great Kingshill residents association
- Recognise the need for the village to expand
- are comfortable with infilling and with some limited expansion in proviso
they do not lead to coalescence with other settlements
- Any village expansion should be limited, in keeping with current housing
stock and agreed by local community.
• Wrights Builders Yard and associated business units plus access into the
Boss Lane field beyond. However, the owner of the site would have to be
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willing to sell up.
Other in North West Chiltern
• Support to building around Kimble and Terrick
• Land at Lacey Green near the Whip Inn – additional housing could help with
saving this community facility.
• Clappers Cryers Hill Road: sloping site on very poor chalk soil south facing
grass land.
• North Field, Upper North Dean.
• There was also a suggestion that Terrick, Ellesborough, Butlers Cross and
the Kimbles could all take limited new homes within existing settlements
Princes Risborough
• There was some support for the redevelopment of Princes Risborough,
around the town and mainly north of Princes Risborough and the A4010
Chepping Wye Valley
• Land between Amersham & Wycombe College and Rugwood Road on
northern side of Heath End Road
• The college site in Flackwell Heath which was in the Green Belt has
previously been granted outline planning permission for residential
development. This has since expired but could provide limited housing if the
college moved from the site at any time.
Other areas
• Areas close to the motorway, with good barriers and good design
• Wycombe Heights Golf Course
• White Hill on A40
• In the Marlow area, a lightly sloping site on very poor grassland
Areas considered as not appropriate
• There was several concerns with regards to development at Longwick (see
also responses to NW3 Longwick Village)
o much of the surrounding land is susceptible to surface water flooding
and drainage problems
o road safety/traffic concerns related to increased movements
o potential change in character from essentially a quiet linear village
where directly adjoining neighbours are few
o loss of views of the open countryside and of impact on the street scene
(farm building and housing)
o Wastewater provision concerns.
• There was some objection to building at Little Marlow, Flackwell Heath,
Saunderton and Stokenchurch as in Green Belt and AONB
• There was also some concern that the villages of Askett and Kimble could
merge into in a large development linking Princes Risborough and Aylesbury.
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Option 5 Green Belt Review – focussed on the South East of the district
Question 16 - Do you agree that the Council should review the Green Belt to see if
there are opportunities for major housing development? If not, what alternatives are
there to providing for a significant additional amount of development?
Total Responses: 472
Support: 65
Object: 314
Comments: 93
•
•

The overall response to the proposed review of the Green Belt was one of
objection.
The issues that were raised as objections to this option cover compatibility
with national policy, environment and community impacts and impacts on
particular sites and areas.

National Policy and Justification
•

•
•
•

•

The issue of national policy was raised in that this option would conflict with
the National Planning Policy Framework (NPPF), particularly in relation to the
role or success of the Green Belt in preventing sprawl, and its permanence,
that reviewing the boundary would undermine a longstanding policy with the
potential to lead to further incremental change and encourage developers to
seek more releases in the future.
A great concern was that meeting unmet housing needs does not represent
the required “exceptional circumstances” or would outweigh the harm caused
by changing the boundary of the Green Belt.
There was also a comment that there needed to be a national plan and that if
the Green Belt was to be reviewed development should also be considered in
the Chilterns AONB.
There was considerable support for more development on brownfield sites to
remove the need to build on Green Belt land as well as for higher-density
developments as well as comments that new development should be located
on sites outside the Green Belt with access to transport links and employment
opportunities along with the view that a review would only show that
developing in the Green Belt would not be sustainable.
Other responses suggested that the council should consider reviewing green
spaces for meeting housing needs to reduce the need for Green Belt and
other greenfield sites, especially in circumstances where green spaces are
adjacent to or surrounded by the Green Belt and that it would not be
consistent with the NPPF not to do this.

Environmental and Community Impacts
• Objections referred to the potential impact on the environment of this option.
There were views that the Green Belt also performs a landscape role being as
important as the Chilterns AONB, provides long-term protection for
biodiversity, protects important scenery, farmland and recreation areas and
loss of the Green Belt would result in harm to these and to the community.
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•

Objections to this option also included the loss of town and village identity, the
danger that High Wycombe would become single urban sprawl with no green
spaces and increasing levels of pollution. It was also observed that the Green
Belt is an important factor that makes Buckinghamshire and Wycombe
attractive areas.
• Objections also included concerns about the physical impacts in terms of
pressure on infrastructure, increased traffic and loss of the countryside.
Concerns were also raised in relation to the type of development being out of
character with the rural locations that might be identified and that the new
homes would be for people who do not come from Wycombe.
• Concerns were also raised with regard to the limited amount information
made available, specifically in relation to which actual areas would be subject
to review and the impacts of the review had not been included in the
consultation.
• A number of specific sites/areas were also referred to in the responses,
particularly land at Forty Green, Marlow and Hammersley Lane, Penn/High
Wycombe which were referred to many responses.
• Concerns were also raised about the potential release of green belt land
around Bourne End, Wooburn, between Marlow and Little Marlow/Bourne
End, Flackwell Heath, Stokenchurch, and between Widmer End and Holmer
Green.
Land off Hammersley Lane between Penn/Tylers Green and High Wycombe
This area should not be included in the Green Belt review for the following reasons:
• Amount of development would be insignificant compared to the harm
• Would lead to continuous ribbon development,
• Would place additional pressure on local infrastructure and facilities,
• Development would lead to an increase in traffic on an already busy,
dangerous and noisy road as well as increasing traffic congestion at the A40
junction
• Negative impact on landscape of Gomm Valley
• Remove separation between Tylers Green and High Wycombe
• Loss of village identity and rural feel of the area
• Contrary to development principles in Policy HW3 (Gomm Valley & Ashwells)
in relation to separation of Tylers Green and High Wycombe
• Impact on wildlife
• Poor public transport in area
One response suggested that land on the west side would be suitable for
development
Land at Forty Green (Spinfield Lane and Chalkpit Lane), Marlow
This area should not be included in the Green Belt review for the following reasons:
•
•
•
•
•
•
•

The area has an Article 4 restriction in place
The area fulfils a Green Belt function checking the sprawl of Marlow, and
maintaining separation between Bovingdon Green and Forty Green,
It is rural in character, acting as a link between two parts of the AONB,
It is designated as an Area of Attractive Landscape
There is poor public transport in the area
The surrounding road network unsuitable due to being narrow and having
high banks/typical sunken Chiltern Lanes and unsuitable for pedestrians
traffic congestion,
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•
•
•
•

•
•

The area has poor access,
This is a highly visible site,
The site is crossed by overhead cables
Development would result in
o light pollution due to the height of the site
o in a loss of open space
o increased pressure on oversubscribed schools
o attract more traffic across Marlow
o increase surface water run-off and flooding in Marlow due to slope of
land
o increase pressure on the available sewer capacity
o loss of biodiversity
o negative impacts on the west side of Marlow
o loss of horse grazing
o depressing surrounding property prices
o loss of identity for Bovingdon Green
Planning history shows retention as Green Belt supported by last Local plan
inspector and previous planning applications dismissed for reasons including
include inadequacy of local highways and knock on impact on traffic in Marlow
The site should be put in the AONB

There was also some support for a small number homes on this land up to 20
Development to the east of Wooburn and South East of Bourne End/Hedsor
Parish
This area should not be included in the Green Belt review for the following reasons:
•

Potential to adversely affect the following heritage assets:
o Berghers Hill Conservation area
o Grade II listed building
o Hedsor grade II registered park and garden

•

Hedsor is not suitable for large-scale development, due to attractive views
and important cultural and historical importance
• Due to the geographical nature of the land and large areas of woodland and
private estates
• Local services and infrastructure already overstretched.
• Local roads through Hedsor to Bourne End would not cope with a significant
increase in population.
Area around Wooburn and Bourne End
This area should not be included in the Green Belt review for the following reasons:
•

It is already a congested area and important to maintain distinctiveness of
surrounding villages
• Combined with development on Slate Meadow reviewing the Green Belt could
change the nature of community and the rural feel of the area
• Increased demands on community infrastructure/water infrastructure
• Traffic impacts – e.g constraints at Cookham bridge and impact on
surrounding roads
• Increased flooding
Land between Marlow and Little Marlow/Bourne End
This area should not be included in the Green Belt review for the following reasons:
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•

Development on land here would be unsustainable and prevent the
establishment of the Little Marlow Country Park
• Impact on views from Winter Hill
• Flood Risk
• If developed only areas of flood risk will be the left as Green Belt
• A4155 busy at peak times development here would cause problems at A404
junction
• If necessary development should be concentrated on the triangle of land near
the Crowne Plaza
Land between High Wycombe and Bourne End
This area should not be included in the Green Belt review for the following reasons:
•
•
•

Development here would make Flackwell Heath a suburb of High Wycombe
and lose its separate identity
Impact on already inadequate infrastructure provision
Area of designated ancient woodland identified (See Fig 6) should not be
considered/included in review

Land between Bourne End and Cookham, east of Ferry Lane
This area should not be included in the Green Belt review for the following reasons:
• The area is subject to flooding
• Views of the area from Cliveden House
• Roads around Hedsor too narrow to cope with extra development
Land between Widmer End and Holmer Green which includes Primrose Hill
This area should not be included in the Green Belt review for the following reasons:
•
•

Land in this area fulfils 4 of 5 green belt purposes
Development here would result in continuous development from High
Wycombe through Widmer End to Holmer Green.
• There could be loss of publicly used land and views from the area
• Fragmented land ownership could make development difficult to deliver
Hawks Hill Harvest Hill Area
This area should not be included in the Green Belt review for the following reasons:
•
•

The area is surrounded by Green Belt in Hedsor Parish
It is important to retain this designation to protect individual nature of villages
and rural nature of the area
• Area unsuitable for large scale housing
• Narrow country lanes
• No public transport
From a wastewater perspective Option 5 is one of the least favoured options.
Thames Water is concerned that sewage treatment capacity in these areas is
unlikely to be able to support the demanded anticipated from such development
without significant infrastructure upgrades. If the Council are minded to promote
these sites, then the developer will be required to fund detailed studies to determine
what the impact on our infrastructure would be and come to an agreement with
Thames Water about how any required upgrades would be funded.
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Supporting
Overall views
The view was that it should be undertaken once other development opportunities
had been exhausted, such as the Reserve Sites as well as being a last resort.
However, there was also the view that a review was overdue, represented the main
option for delivering the housing needs identified and that he Council should be
radical in its approach to meeting housing needs. Reviewing the Green Belt was also
seen to be appropriate as it had resulted in overcrowding and overpriced housing.
Other views were that a review was required to provide an audit of potential
development land to inform Duty to Co-operate discussions and ensure the plan is
robust. The importance of phasing release of Green Belt sites to follow the release of
the Reserve Sites or in parallel with them if necessary to maintain a 5 year housing
land supply was also identified. There was, however concern that options had been
consulted on before the review had been undertaken.
Extent of Review
There was a strong view that the review should be undertaken jointly with
neighbouring authorities, but the results should not be pre-determined, ie that there
will be areas of land that can be removed from the Green Belt and that there is a
clear differentiation between reviewing areas of Green Belt land and assessing land
for development.
Scope of review
There was a mix of views in relation to the scope of the review. The focus on the
south of the district was supported due to it being the area where the housing need
would be in the future; access to employment and to main transport links.
There was support for limiting the scope to land only in the Green Belt and not in the
AONB, but it was also proposed that “poor quality” land or brownfield sites in the
AONB should also be included. It was also suggested that the scope could also
cover the whole district, the South East and should cater for growth beyond 2031.
There were also suggestions that the scope be limited to land either close to existing
settlements or close to facilities and infrastructure. It was also commented that the
areas identified for the review did not appear to offer much potential land for
development. It was further suggested that floodplain not be excluded and
construction could be undertaken to provide safe development that would not make
flooding worse. It was also suggested that the Green Belt on the western side of
High Wycombe be reviewed to relieve pressure on the eastern side of the town.
Some support was predicated on the condition that there would only be additions to
the Green Belt, that no changes were made, there would be no overall loss of Green
Belt or that it should only be undertaken as a last resort.
The point was also made that good quality maps and consultation would be vital as
the review is undertaken.
Outcomes
The supporting responses also identified a number of outcomes from the review;
these included providing quality, affordable housing in sustainable locations, creating
a garden village, and a range of community, leisure and commercial uses.
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A number of sites were also identified that should be either removed or added to the
Green Belt.
Role of villages
A number of comments were also made in relation to the impact/role of villages in
the review; small developments in villages could make a significant amount toward
the proposed housing targets, that the villages should have their boundaries
reviewed to allow development and development in Green Belt villages could also
relieve development pressure on villages and towns not in the Green Belt. There
was also a suggestion that farmers be allowed to convert and adapt existing farm
buildings if there is no legitimate requirement for them.
Sites/Areas proposed
A number of sites were identified as being suitable to be taken out of and added to
the Green Belt. There was substantial support for Slate Meadow and Gomm Valley
to be added to the Green Belt along with the removal of Jacksons Field in Bourne
End. It was also suggested that land between Princes Risborough and Longwick be
added to the Green Belt if there is major expansion at Princes Risborough. There
was also the suggestion that the floodplain between Bourne End and the A404 at
Marlow be added into the AONB.
Those sites/areas of land that have been promoted as development opportunities in
the green belt are listed below:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Newtown Pit, Marlow
Small parcels of land to south and east of Flackwell Heath
Northern Heights, New Road, Bourne End
Hollands Farm, Bourne End
Old Moor Lane, Wooburn Manor
Notcutts Garden Centre, Clay Lane, Booker
Land on the west side of Hammersley Lane
Burleighfield Lodge, Loudwater
Land east of Chapman Lane, Bourne End (SHLAA Ref SBE0048)
Land north of Heath End Road, Flackwell Heath
Jackson’s Field, Princes Road, Bourne End, Sl8 5hz
Land North of Old Moore Lane, Wooburn Green.
Land at Southside Farm, Wooburn Green.
Burleighfield House, Loudwater.
Tralee Farm, Holmer Green.
Wycombe Air Park
Queensway
Grange Farm
Land off Main Road and Stockings Lane, Naphill
Slate Meadow should be included in the Green Belt
Gomm Valley should be included in the Green Belt
Stokenchurch
Jackson’s Field
Land between Hedsor and River Thames
Land at Clay Lane
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Question 17 – What do you think are the most important factors that should be
taken into account when identifying opportunities for development in the Green
Belt? And how should this be undertaken bearing in mind there are other areas of
Green Belt in neighbouring Districts?
Total Responses: 62
Support: 6
Object: 14
Comments: 42
Important Factors to consider
•

•
•
•
•

•

In terms of the important factors to consider when undertaking a Green Belt
review there was strong support for maintaining separation between existing
villages and settlements, and maintaining the character of any villages that
might be affected.
There was considerable support for assessing the impact on the landscape,
especially in relation the AONB itself and setting if land is close to the AONB.
Access to and impact on infrastructure and facilities was also strongly
supported as being and important fact to consider.
Other supported factors were housing need in an area, applying the purposes
set out in the National Planning Policy Framework and undertaking a joint
review with neighbouring authorities and other organisations
It was also raised that it was important to consider local community feeling,
the traffic impacts of sites, the physical and visual connection to a settlement,
how sites are accessed, any impacts on wildlife or areas of biodiversity, flood
risk, agricultural land quality, whether land is brownfield or has other uses
such as recreation or employment and to resolve any local boundary
anomalies.
It was also identified that development Hammersley Lane was identified as an
area that demonstrated how land in the Green Belt could be developed.
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Option 6: Major Expansion at Princes Risborough / PR1 - Summary of Response
Responses relating to option 6 and PR1 have been analysed together as respondents did
not differentiate between the two.
Option 6: Major Expansion at Princes Risborough
Total Responses: 443
Supporting: 63
Objecting: 302
Commenting: 78
PR1: Very major westward expansion of town
Total Responses: 125
Supporting: 11
Objecting: 105
Commenting: 9
Overall there was a very large volume of objections to the option of major expansion
of Princes Risborough, with a much lower level of support.
Support:
•
•
•

•
•
•

Supporting comments observed that Princes Risborough can and should
accommodate more people, and that the town, particularly the High Street,
would benefit from growth.
Growth at Princes Risborough was seen by some as a sensible option – there
was some local support for the development of Park Mill Farm only as a
proportionate increase for the town.
Housing growth at Princes Risborough would be able to take advantage of
planned improvements to rail services, e.g. Evergreen and East-West Rail,
thereby making Princes Risborough more attractive to business investment.
Significant expansion would be needed at the railway station.
Some support for the expansion of Princes Risborough came from residents
in the south of the District who saw it as preferable to development in their
own area.
Many supported the idea of a relief road, but commented on the detail (see
below).
The provision of East West Rail will enhance the town as a destination and
encourage employment location.

Objections:
• The following issues were raised in the responses objecting to the option:
Overall need / Location
• Many representations expressed doubt over whether Princes Risborough had
failed to take its share of housing to date. There was a strong opinion that
Princes Risborough does not need more housing.
• Many representations suggested that growth could go elsewhere: not only in
the vicinity of Princes Risborough, like Terrick, Kimble and Lacey Green, but
also in the rest of the District, like Wycombe, Marlow and Stokenchurch.
Further afield, Aylesbury, Slough, Milton Keynes, Hillingdon and Ealing were
also mentioned as alternative locations for growth. Many comments stated
that it is better to locate homes in places with good job opportunities or
transport links and so growth should be focused in the south of the District.
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•
•
•

There was a strong opinion that only brownfield should be developed, or
developed first – possibly to higher densities to relieve pressure on greenfield.
Many felt that brownfield possibilities had not been fully explored.
Any greenfield development should prioritise urban extensions or infill.
Some expressed the view that any further development in the South East of
England should be resisted.

Social
• There was an overwhelming concern that major growth at Princes Risborough
would change the nature of the town permanently and adversely, and that it
would be out of scale for this market town.
• Concern was expressed at the social impacts of fast growth – that new
residents would fail to assimilate; that a large share of social housing would
lead to an influx of ‘undesirables’ and accompanying social problems. Doubt
was expressed that affordable housing would be for locals.
• More moderately, some respondents were keen to see the right social mix for
the town.
• Some people felt that Princes Risborough was not a suitable place for
development because of the higher proportion of elderly people in the
population.
Economy
• There was very significant concern that Princes Risborough would not be able
to attract the right number of jobs for the number of homes created, leading to
Princes Risborough becoming a dormitory town and increased pressure on
transport links.
• By contrast, it was suggested by some that a proactive approach to job
creation could be pursued, following the example of Thame.
• Shortening journey times to the M40 might improve the town’s attractiveness
to business.
Infrastructure
• There was very significant concern that infrastructure and services would not
keep pace with development.
• There was concern that schools, doctor’s surgeries and other services were
already at, or over, capacity and that future needs for these had been
inadequately estimated. There was a lack of confidence that it would be
delivered – either at all or at the right time. There was a strong desire to see
infrastructure in place ahead of development.
• There was also a concern that sewage and drainage facilities would need to
be upgraded.
• Not all types of infrastructure were listed in the Council’s material, so concern
was expressed that these would be overlooked: such as pre-schools,
nurseries and recreation for young people.
• There was some lack of understanding about the mechanisms for funding and
delivery of infrastructure, as some people were concerned that capital projects
would have to be entirely funded from council tax receipts.
• Impacts on wider or strategic infrastructure were also noted, such as the
impact on Oxfordshire secondary schools. Many respondents were concerned
at the impact on local hospital facilities at Wycombe and Stoke Mandeville.
Integration and sprawl
• There was a strong view that development should not breach the railway line.
Many felt that once this had been breached, there would be no natural limit to
the town and a new strong perimeter would need to be identified.
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•

There was a concern that the Local Plan proposals would ‘not be the end of it’
– leading to a free-for-all on building.
• There was significant doubt that new development across the railway line
could be successfully integrated with the existing town; it was felt that there
was a risk that new infrastructure located in the new development would
intensify separation, though at the same time new development would need to
have good access to services so as to minimise dependence on the car.
• Many were concerned that there was a risk that development at Princes
Risborough would sprawl and coalesce with neighbouring settlements like
Longwick, the Kimbles, Monks Risborough and even Aylesbury.
Transport
• There was very significant concern that the local road network would not
accommodate the increase in traffic associated with growth, particularly if
commuter traffic increases because there aren’t enough local jobs for the new
residents. The A4010 and A4129 were a particular concern, and the A4010
‘blue-light’ route between the two hospitals was felt to be a particular risk.
• There was concern that rat-running on local routes like Mill Lane and through
Askett would be intensified.
• There was a strong concern that growth at Princes Risborough would
contribute to wider strategic transport problems, for example in Wycombe and
on accessing the M40 in general; on the B4009 and the road network in
Oxfordshire; and the cumulative impacts of growth elsewhere at Thame and
other parts of South Oxfordshire. Better routes between Aylesbury and the
M40 were called for: some suggested that the B4009 could be improved
through to Lewknor.
• There was a lot of comment on the proposed relief route:
o Doubt was expressed that it would function properly, or that it could not
be delivered, because of constraints like the railway bridges;
o Concern about impacts on the AONB, biodiversity and tranquillity, and
on the Horsenden conservation area, together with some preference
for constructing a wider bypass in the open countryside;
o There were safety concerns with the route via Summerleys Road; a
need to recognise safe crossings for pedestrians and horses; and a
need for footways on Shootacre Lane;
o People wanted more clarity on the form and function of the road –
some wanting a full dual carriageway;
o Some were concerned that the relief road would have an adverse
impact on town centre vitality, by diverting passing traffic;
o It was suggested that there would be heritage impacts, because parts
of the proposed route are on pre-Roman roads;
o Even without the expansion of Princes Risborough, some felt the relief
road was needed anyway because of growth at Milton Keynes and
Thame;
o The upgrading of the B4009 would put inappropriate pressure on this
route to the M40;
o Some felt the relief route would make it harder to access the railway
station;
o There was concern that building a relief road would encourage infill
development;
o Some concern was expressed that the relief road would lead to knockon rat-running between Mill Lane and the B4009; and between Church
lane and Bridge St at Kimble.
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•
•

•
•

Rail capacity was a moderately strong concern – that present commuter
services from Princes Risborough are over-subscribed, and that there would
be a need to expand car parking at the railway station;
There was overall moderately strong concern about pressure on parking,
particularly in the town centre. Many felt that parking should be free to
encourage town centre vitality. Residential development should have
adequate parking standards to avoid nuisance parking. On-street parking is
an issue in places like Stratton Road and around the railway station.
The impact of construction traffic due to development was a concern,
particularly compounded by the threat of construction traffic related to HS2.
Some respondents were keen that development should support sustainable
travel, by improving safe walking and cycling routes round the town; improving
connectivity between Princes Risborough and the surrounding villages; and
improving and protecting Public Rights of Way. Improved bus routes and bus
connectivity were called for.

Retail
• There was strong concern that the growth of Princes Risborough would have
unfavourable impacts on the shopping offer. For example, any new
supermarket needed would have to be carefully located to avoid drawing
interest away from the High Street;
• Doubt was expressed that residents of the new development would use the
High Street;
• Citing the parade in Monks Risborough, there was concern that new retail
might not work well;
• Some were sceptical that the High Street could be saved because of changed
shopping habits;
• Some recognised the need for new shops but did not want to see retail
chains.
• A business rate reduction might help the High Street.
• Pedestrianisation of the High Street could facilitate a regular market.
Environment
• There was a moderately strong concern that development would worsen flood
impacts in general, partly through the loss of agricultural land but also through
the introduction of new impermeable surfaces.
• A more strategic concern emerged regarding the wider impact on the Thame
river basin.
• The impact on the setting of the Chilterns AONB should be minimised,
especially visual impact. Doubt was expressed over the effectiveness of
screening with trees.
• Some felt that development would have an adverse impact on tourism by
making the area less attractive to visitors and walkers.
• There was concern at the loss of agricultural land with regard to capacity for
food production
• There was some concern at overall impacts on wildlife.
• There was a minor concern about the impact of light pollution from new
development.
Design Quality
• Respondents were keen to see a high quality of design / high quality of
development, with good space standards and allocation of green space.
• A ‘concentrated village concept’ should be developed, rather than a garden
city approach, which is wasteful of space.
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•
•

Care should be taken in the treatment of any new urban edges.
Key principles should be developed for design, including the use of locallydistinctive and appropriate building materials. The character and quality of the
existing town should be respected.
Development / housing Mix
• Development at Princes Risborough should be mixed-use, to promote
containment and minimise reliance on the car.
• The settlement should be self-contained and integrated with the appropriate
services, infrastructure and employment.
• There should be a good mix of housing, including housing for local people.
Heritage
• The Alscot conservation area should be protected by a buffer on all sides.
HS2
• In addition to the impacts of construction traffic highlighted above, there was
an opinion that any decision on the growth of Princes Risborough should be
deferred until the effects of HS2 are understood.
Question 18a – What do you think is the most appropriate scale of growth for
Princes Risborough?
Total Responses: 43
Supporting: 9
Objecting: 8
Commenting: 26
• There was a range of responses to this question. Some were in favour of
major growth in the town, while others felt that a maximum of 450 houses only
could be accommodated, and those only within the existing town. Similarly,
some hold a belief that only development of brownfield sites would be
acceptable.
• Other responses wished to link the scale of growth to delivery of significant
infrastructure, such as the amount needed to deliver a bypass for the town.
Some also felt that a higher scale of growth would be needed to deliver a selfcontained and integrated settlement, or that it would be beneficial for the town
in attracting new employers and a better retail offer in the town centre, even
‘breathe life into the town’.
• Some responses recognised the need for growth but favoured the
establishment of an entirely new settlement to the northwest of the town.
• A common concern was that growth might be acceptable provided the
necessary infrastructure – particularly transport – came alongside or even in
advance of growth.
• There were differing views about Princes Risborough’s suitability for growth in
the context of adequate job provision and transport connections. Some felt
that an imbalance of homes and jobs would lead to more commuting and
increased pressure on the transport network, while there was a minority view
that Princes Risborough is suitable for growth because of good transport
connections by road and rail.
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Question 18b - What do you consider are the most important issues to take into
account should plans be progressed for a westward expansion
Total Responses: 30
Supporting: 1
Objecting: 5
Commenting: 24
•

•
•
•
•
•

By far the most common issues to be raised related to adequate infrastructure
provision: transport (principally roads but also public transport and good
walking and cycling connections), health, sewage treatment, schools,
sports/play facilities, green space and retail.
Adequate flood protection.
There was also a desire to see good quality development supported by strong
civic leadership. Possibly of a lower density to reflect rural setting.
Integration / good connections between the new and the old (across the
railway line)
Retaining the town character was also seen as important.
Some felt that it would be difficult to expand Princes Risborough at all without
creating an urban sprawl.

Question 18c – If major westward expansion of the town is not considered
appropriate, should smaller-scale expansion take place in the Green Belt and AONB
on the eastern side of the town instead? If so, where?
Total Responses: 28
Supporting: 2
Objecting: 10
Commenting: 16
• The majority of responses to this question felt that eastern expansion would
not be acceptable because of the impact on the AONB, or should be very
limited and specific.
• However, some felt that smaller-scale development was better in principle
than large-scale expansion.
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Option 7 – Major Expansion at other key locations on the Transport Network
Total Responses: 83
Support: 35
Object: 19
Comments: 29
General
• Many respondents to Option 7 felt that this option should not be dismissed and
that further thought should be given to this option considering the housing
challenge. There was a view that Option 7 should be part of the mix, in order to
distribute development across the District.
• Responses varied depending on location, with preferred locations being
already built-up areas.
Stokenchurch
• There was a strong support for development at Stokenchurch (including
Studley Green)
• Respondents stated that development here would maintain and boost the
vitality and vibrancy of the village
• Key assets described were:
o an open centre that can be redeveloped
o good transport links to High Wycombe business and town centre areas as
well as easy access to Oxford and Aylesbury
o good access to the M40 without the inherent traffic problems of High
Wycombe
o close to A&E facilities
o enough land available for new schools and services
o some industrial facilities already there
• there was a view that a large development should be considered in conjunction
with a junction expansion of J5 (which would negate the need for Junction 3A)
• Possibly using unused site historically allocated for motorway services, this
could include a significant number of new homes and an opportunity for new
commercial development easily accessible from the M40.
• The savings from not developing Junction 3A could be ring-fenced and used to
subsidise an express coach service to a suitable Network Rail Station
(Saunderton for example)
• There were still some concerns expressed towards the impacts of large-scale
development on wildlife and the AONB landscape
• There would also be an impact on schools and hospitals; some suggested that
Wycombe General Hospital A & E could be re-opened.
• The facilities at present are limited; extra housing would encourage more
amenities or safeguard those that are already there.
Saunderton
• There was also some support for development at Saunderton, on the basis that:
• the village has train links to London and the Midlands
• it can accommodate schools, homes, services
• More housing and commercial development would result in an uplift in the
declining shops available to the existing population and prospect of local job
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•
•

creation.
Some development around the station would contribute to keeping the
station open and may even encourage service improvements.
there was also a suggestion of opening a new rail link between Saunderton
and Stokenchurch

Kimble
• There was only a minor support for development at Kimble. Those comments
expressing support highlighted the following issues:
• it is outside the Green Belt and AONB
• Some development around the station would contribute to keeping the
station open and may even encourage service improvements.
• Some respondents felt that the reasons to discard option 7 in the context of
the Kimble area should also have applied to option 6 and therefore there was
support for an in-depth exploration of Option 7 in the context of the Kimble
area, including engagement with relevant rail operators about possible
service alterations to accommodate additional travellers.
• Those comments objecting to this option highlighted the following:
• Although outside the Green Belt and AONB, concern was raised over the risk
of turning Kimble into a commuter-only area, with no local work, encouraging
an unsustainable commute rather than continuing to develop mixed
communities of work and homes.
• There was also a strong concern regarding the expansion of Aylesbury and
the loss of identity of Princes Risborough and Kimble.
Other settlements in the North of the District
• There was minor support for development at other locations such as Kimble,
Stokenchurch, Bradenham , Longwick, Towersey ( outside the District near
Thame), Bledlow, Saunderton, Lacey Green, Speen, Butlers Cross, Whiteleaf,
Terrick, Ellesborough and Hampdens.
• Respondents suggested that all these settlements have land that could be
sensitively developed, even if it is in the AONB, to take small housing
developments (including affordable housing for young people), which can
easily be absorbed into the community and would contribute in maintaining the
vitality of these places. They have links to employment opportunities in nearby
towns.
Objection
• There was some objection to option 7, mainly on environmental impacts and
infrastructure issues. Comments are summarised below.
Employment
• Concerns were raised over the lack of employment opportunities for these
areas (in particular villages in the north of the District).
Impact on the AONB
• This option would have had significant implications for the AONB and its
setting.
Healthcare
• From a healthcare provision perspective the lack of available local services is
a concern. While the locations suggested are on the transport network, they
are reasonably remote from the main settlements and therefore from
healthcare and other services.
Flood Risk
• Comments highlighted the flood risk position of the three settlements and the
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need to deal with flood risk issues as part of any development which took
place under this option.
Heritage issues
• major expansion in these villages would be likely to have substantial adverse
impacts on the significance of designated heritage assets
• should the option been taken forward, then detail investigating and
assessment will be necessary to determine the form, nature and location of
development in relation to these heritage assets.
Question 19 – Do you agree that Option 7 is not a sustainable option to
accommodate major housing growth?
Overall
When looking at the responses to Question 19 in relation to option 7, we find that the
majority of people agree that Option 7 is not a sustainable option to accommodate
major housing growth
• There was a view that aside from significant sustainability concerns, Option
7 would not appear to be deliverable within the plan period and should be
discounted entirely.
• This option cannot be considered until an infrastructure plan is agreed and in
place
• Some felt that, in principle, a major expansion of a village on the transport
network would be possible, but these specific locations are not appropriate due
to AONB or other locational reasons; it was felt that the search area should not
be confined to Wycombe District.
• There were also concerns over the insufficient rail service provision and the
strain further development would put on the local road network as people
would still heavily rely on car.
• others felt that there are not enough information and objective data in the
report to be able to say that Options 7 and 8 are not sustainable options to
accommodate major housing growth
Overall Support
• Amongst responses to question 19, some expressed support to Option 7.
• There was a view that if the vision for the district is for a District which provides
housing for commuters, then option 7 is valid and should be given significant
consideration.
• Some were keen to see Option 7 pursued if this is where new employment
develops or is the nearest possible location to new employment.
AONB
• The AONB designation was seen as important, but if circumstances suggest
that the benefits outweigh the loss, development should be considered.
• Loss of AONB in one part of the district could be compensated by the new
designation in another part, for example areas of landscape value which are
not currently AONB.
Infrastructure
• Respondents were keen to see this option explored in the light of
infrastructure capacity issues in other parts of the District.
• There was a view that a lack of local services should not be seen as a
hindrance. In all options local services will need to be built.
Support for specific areas
Stokenchurch
• There was some support to increase the housing stock in Stokenchurch to
make it a more dynamic place to live, as it is a large village, has good links to
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the M40, has local services, facilities and jobs.
Whilst very major expansion may not be appropriate there is scope for growth
without adversely impacting on the wider AONB or Green Belt. Looking into the
future this would be good for Stokenchurch and should be planned for.
• Expansion near Junction 5 was preferred to Junction 3A by some respondents
as a full junction already exists as well as land to promote the industry required
Molins at Saunderton
• Molins at Saunderton could be developed sympathetically and have access to
the nearby village and transport infrastructure.
• Some respondents felt that both Saunderton and Stokenchurch have
advantageous transport access but remain under-developed and perhaps
inadequate as the nucleii at present of significant expansion but they should be
looked at again to see how these limitations could be addressed.
Villages outside the Green Belt and AONB
• There was also some support for development in villages which have a railway
station, as long as they are outside the Green Belt and AONB.
•
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Option 8 – New Settlement
Total Responses: 65
Support:: 25
Object:: 11
Comments: 29
Overall
• Some respondents did not agree that this option should be dismissed, as
they opposed “big hits” options (whether High Wycombe or Princes
Risborough or Green Belt review). There was a view that Option 8 should be
part of the mix, to distribute development across the District, given:
o the scale of the housing challenge, which meant no option should be
dismissed without real justification
o the forthcoming changes in the area linked to HS2 and Aylesbury
developments
• There was also a view that the implications of this are not understood
sufficiently at this stage and that further joint working between Chiltern,
Wycombe and Aylesbury Vale District Councils will be necessary
• Those who opposed the option argued that it would not be sustainable and
have a detrimental impact on the rural areas of Terrick and Ellesborough and
on the AONB and its setting.
• There were also concerns that as WDC opposed HS2 and a crematorium
proposal in this area, it should not promote a new settlement.
Infrastructure
• Infrastructure requirements were a key concern
• There were doubts over funding capacity
• One view was that this option should not be considered without an adopted
infrastructure plan
• Flooding issues were raised.
• There was a view that due regard should be paid to the healthcare services
and other infrastructure required to support the new settlement, along with
the implications for the capacity of existing healthcare facilities.
Location of the new settlement
• Some respondents supported the idea of a new settlement but not
necessarily in the location suggested, or even in the District
• Other suggestions included
o a village around Moat Farm – this could house nurses working at Stoke
Mandeville
o Using land to the rear of the BOCM site near Stoke Mandeville
o A new settlement between Kingsey and Longwick on the Thame road, to
benefit from Princes Risborough and Thame growth with potentially a
spur off to the Risborough bypass to link to the M40.
o A new settlement between Princes Risborough and High Wycombe
• There was a view that parts of the Green Belt should be used instead of
further development in High Wycombe.
Question 19 – Do you agree that Option 8 is not a sustainable option to
accommodate major housing growth?
Overall
• The majority of respondents agreed that Option 8 is not sustainable for major
housing growth
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•
•
•
•

This option was deemed not deliverable during the plan period.
Concerns were raised over the impact on the AONB and Green Belt.
Respondents were also concerned that the settlement would merge with
Stoke Mandeville and Aylesbury and increase traffic congestion on roads
that leads to the nearby Stoke Mandeville Hospital.
HS2 was opposed, and with it, Option 8

•

But there was also a strong proportion of people who disagreed with the
dismissal of this option:
• Some respondents felt that there is not enough data to determine
whether or not it is unsustainable.
• Others felt that it is worth considering to take pressure off High Wycombe
and surroundings.
• Respondents were keen to see this option explored in the light of
infrastructure capacity issues in other parts of the District.
• There was a view that a lack of local services should not be seen as a
hindrance. In all options local services will need to be built.
• It is close to the A41, Amersham and railway station
• It should be pursued if this is where new employment develops or is the
nearest location to new employment possible.
• Through a combination of its location in relation to other settlements and
transport links, and facilities and housing / jobs provided as part of the
development, any such settlement should be as self-contained as
possible.
• It would have the least impact on existing settlements and communities.
• It could provide an alternative to Princes Risborough option.
• Should the review of the Green Belt not identify sufficient land, it would
contribute to land supply.
• Loss of AONB in this area could be compensated by new designation
elsewhere.
• It is a long term option to be considered in conjunction with HS2 and
Aylesbury developments.
• Some respondents felt that further work was required on this option,
potentially within a wider search area outside the AONB. There is a need for
joint working between neighbouring local authorities, in particular Aylesbury
Vale.
Alternatives
• It was suggested that Terrick, Ellesborough, Butlers Cross and the Kimbles
could all take limited new homes within existing settlements.
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Gypsies and Travellers
Question 20a: Should the Local Plan include a target for traveller pitches beyond
2023?
Total Responses: 9
Supporting: 4
Objecting: 3
Commenting: 2
Overview of comments
•

•

Comments in support included that it was essential that the Local Plan
includes a target for traveller sites, and that there is a need for traveller
pitches beyond 2023 to be extrapolated so as to allow more effective longterm planning.
Comments made in objection to the question included that:
o by 2023 the demand for traveller sites may have diminished;
o it would seem speculative to include a target for travellers’ pitches
beyond 2023.

Question 20b: Should the Local Plan include a criteria-based policy for new traveller
site applications?
Total Responses: 33
Supporting: 8
Objecting: 17
Commenting: 8
•
•

•

Total Responses: 33
Most of the respondents who answered this question agreed that there should
be a criteria-based policy for new traveller site applications. Comments in
support included that:
o it would be fair to all concerned to have such a policy;
o that such criteria should be monitored closely; and
o that they should be realistic and practical.
A small number of respondents disagreed with the suggestion that there
should be a criteria-based policy. Concerns expressed with such an approach
included that:
o it could be an opportunity to reject all proposals;
o traveller sites should always be pre-identified and therefore it should
not be necessary to have such a criteria-based approach.

Question 21: Should the Local Plan include a policy safeguarding existing
permanent authorised Gypsy, Traveller and Travelling Showpeople sites, ensuring
that needs for these uses continue to be met in perpetuity on these sites?
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Total Responses: 9
Supporting: 4
Objecting: 3
Commenting: 2
•

•

A majority of respondents who answered this question supported the idea of
safeguarding existing traveller sites. Comments in support included:
o That this was a recommendation of the Bucks Gypsy and Travellers
Accommodation Needs Assessment;
o That such land would never revert to its original use.
A minority of respondents who answered this question objected to the idea of
safeguarding existing sites. Concerns expressed with such an approach
included that:
o the Council cannot see into the future and that land requirements may
change;
o the policy should include continuous review of sites and allow for
relocation to more suitable sites if the eventuality arises;
o needs are constantly changing both among the settled and traveller
community;
o each site should be reviewed as some are inappropriate and others
could reasonably be expanded with minimal effort; and
o any such policy should be subject to a periodic review rather than in
perpetuity.

Question 22: Which of the four main options outlined for meeting the requirement
for traveller sites are appropriate?
Option 1: Increasing the capacity of existing sites, through intensification
and/or expansion
Option 2: Conversion of temporary permissions to permanent permissions
where appropriate
Option 3: Allocating space for traveller pitches within Reserve Sites and other
possible strategic development sites
Option 4: Allocate new traveller sites
•
•
•
•
•
•

Total Responses: 36
Of the four options, Option 1 received the greatest volume of support and no
objections.
Several of the responses supported Option 2 with only a few objecting to it,
and several also supported Option 4 with no objections.
Option 3 received low numbers in both support and opposition.
A very small number of responses were opposed to all four options.
Several of the comments suggested that using a mixture/combination of two
or more of the options, or even all four, would be appropriate.
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Question 23: Are you aware of any potential sites for meeting the requirement for
additional pitches/plots for Gypsies, travellers and travelling showpeople in the
District?
Total Responses: 34
Supporting: 4
Objecting: 2
Commenting: 28
Most respondents were not aware of any sites.
Sites mentioned were:
•
•
•

Possible Buckinghamshire County Council land holdings
The old highways site outside Stokenchurch
High Barns, Marlow Road, Cadmore End

Other comments:
Other comments included:
• responses from Chiltern District Council and South Bucks District Council
stating that there was a realistic possibility for both councils that they would be
unable to meet all of their needs for traveller pitches, as set out in the Bucks
Gypsies and Travellers Accommodation Needs Assessment, and that they
would welcome further discussions on the scope for pitch and plot provision
within Wycombe District to establish whether or not there are any options
which might delivery a greater number of pitches which might be more
sustainable than the release of Green Belt sites in adjoining districts.
• representations from other respondents suggested that areas of Green Belt
and Area of Outstanding Natural Beauty should be protected from
development.
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Site HW1: Abbey Barn North
Total Responses: 62
Support: 16
Object: 31
Comment: 15
Objections
• There were a significant amount of objections to development at the site.
• The issues highlighted in the objections were mainly related to:
• transport issues/traffic impact;
• concerns over the environmental impact of development at the site;
• concerns over infrastructure.
Traffic/transport issues
• There was a general concern about the impact of development on traffic and
roads which are already overstretched, with fears that congestion would
worsen as a result. Comments made included:
• Both Kingsmead Road and Abbey Barn Lane are narrow and winding, and
unsuitable for additional traffic as the site is on a steep hill;
• Development on the site would significantly increase traffic on the already
congested A40 and create more ‘rat runs’ with resultant speeding issues;
• Abbey Barn Lane is very steep and installing a junction here would
increase the chance of accidents.
Concerns over environmental impact
• There were several concerns over the environmental impact of development
at the site, including on landscape, biodiversity, light pollution and flooding.
• Commends made included:
• That the negative impact of homes on wildlife had not been considered;
• That development would involve loss of a green area and it is currently
extensively used for recreation;
• That development would increase flood risk because of more water run-off
into the valley;
• Concern about over-population and unsustainability due to the rate of
housing development in this area for many years;
• Concern that the site would provide minimal gain and considerable harm;
• Concern at the resulting urbanisation effect on the valley side.
Concerns over infrastructure
• There were some concerns that the infrastructure and facilities in the area
would not be able to cope with the influx of new residents which would result
from development on the site.
• Concerns were expressed in relation to schools, health care facilities, local
GP surgeries and sports facilities. There were also concerns about the
problems with the local sewage system in recent years.
Other comments
• A few respondents were sceptical about the benefits of development here,
with suggestions that the local economy would not create new jobs for the
Local Plan Options Consultation – Feedback Report October 2014

80

future residents of the development and that the development would only
benefit the landowners and developers.
• One respondent suggested that development here should link in with
Deangarden Rise. Another stated that development density at Abbey Barn
North should not exceed that at Deangarden Rise.
Support
•

There was some degree of support for development at the site, with comments
stating that:
• The site was a logical location to develop;
• Development would benefit the local area;
• Provision of a publicly-accessible nature reserve through development
would be a positive thing;
• Caveats that only a portion of the site should be built on.

Question 24a: Should a publicly accessible nature reserve be created as part of
development here, or should we be maximising the site for development and
carrying out a biodiversity offsetting arrangement?
Total Responses: 34
Supporting: 11
Objecting:5
Commenting:18
•
•

•
•

Most respondents who answered this question agreed that a nature reserve
should be provided. Comments included that it would add to the appeal and
attractiveness of the site.
However there were also a few respondents who disagreed with the proposal,
suggesting that it would be better to retain the ecologically-sensitive part of the
site without necessarily having to create a publicly accessible nature reserve,
and pointing out that there are already nature reserves nearby at Deangarden
Wood and Fennels Wood. Another respondent suggested that public access
should be provided to the woodland, whether the site is developed or not.
Concerns were expressed at the prospect of more development on the site,
particularly in relation to infrastructure and traffic.
It was pointed out by one respondent that biodiversity offsetting arrangements
should only be used as a last resort.

Question 24b: What is the best point for vehicular access at this site? Kingsmead
Road or Abbey Barn Lane? Is there an alternative?
Total Responses: 21
Supporting: 1
Objecting: 3
Commenting: 17
•

The favoured choice of vehicular access amongst most of those who
answered this question was Kingsmead Road.
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•

•

Other suggestions included:
• access from Deangarden Rise;
• the creation of a roundabout at the junction of Kingsmead Road, Abbey
Barn Lane and Abbey Barn Road; or
• the re-routing of Abbey Barn Lane through the site.
One other suggestion was that there should be two points of access so that
residents would not have to drive down the hill in order to go back up it and
can exit the site in the direction they travel.
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Site HW2: Abbey Barn South
Total Responses: 68
Support: 13
Object: 33
Comment: 22
Objections
• There was a significant amount of objection to development on the site.
Issues highlighted in objections included:
• Traffic and transport concerns;
• Impact on the character of the area;
• Concerns over infrastructure;
• Environmental impact.
Traffic and transport concerns
• There was a large volume of concern about traffic impacts of development,
with respondents expressing strong concerns that congestion on the local
roads would result. Many people stated that the local roads such as Daws Hill
Lane, Heath End Road and Marlow Hill are currently unable to handle rush
hour traffic at the moment as they are used as rat runs between strategic
routes in the area.
• Views were expressed that any plans which would involve increasing traffic
levels in the area would need to include significant changes to the major
routes into and out of Wycombe. A few respondents were concerned that this
would mean major new road infrastructure which would itself have a harmful
impact on the character of the area.
• Some strong views were expressed that the development would generate
extra traffic moving through Flackwell Heath, and that this would change the
character of the village. It was suggested by respondents that it would cause
road safety issues for pedestrians crossing the road in the village, including
children and elderly people.
• A few respondents expressed concern over the impact of business
development specifically on the local road network.
Impact on the character of the area
• Many representations expressed concerns about the impact of development
on the character of Flackwell Heath.
• Strong concerns were expressed that it would effectively transform Flackwell
Heath into a suburb of High Wycombe by eroding the gap between the two
settlements
• It was strongly expressed by these respondents that, as a result, Flackwell
Heath would lose its village and community feel, the features which the
respondents felt made it such a pleasant place to live.
Concerns over infrastructure
• Some respondents expressed strong concern that there is not sufficient
infrastructure in the local area to support the development and that local
services and facilities would be unable to cope with the influx of people which
the development would bring.
• Concerns were expressed about particular services in the area, including:
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•
•
•
•

Doctors surgeries which respondents said are already stretched
Schools, with respondents stating that local schools are almost full
Hospitals, with Wycombe Hospital having no Accident & Emergency
department,
Water provision and sewage works in the area

Environmental impact
• Some respondents expressed strong concerns over the potential
environmental impact of development at the site, including related to:
• Wildlife impact
• Landscape impact and loss of historic woodland
• Environmental damage and landscape impact
Concerns over the business element
• A small number of respondents expressed opposition to the business element
of development on the site, stating that there was no justification for such
uses here.
Build Elsewhere
• Locations suggested as better places to build included:
• Stokenchurch
• Empty brownfield sites such as Railko, MFI
• Small sites where smaller developments would be easier to integrate
into existing services without the need for large infrastructure and
transport implications.
• Westhorpe (for business)
• Wycombe Air Park (for business)
Other concerns
• There were a small number of other concerns expressed by respondents,
including:
• Proposals would represent overdevelopment in the area, following the
Daws Hill development nearby
• Need not proven for the development
• Housing types would not be catering for the specified need in the area
Other general comments
• One respondent highlighted the presence of listed buildings nearby and the
need to respect the setting of these
• One respondent was concerned about the high-density nature of the proposal
on top of the hill where multi-storey construction would affect the skyline.
• One respondent suggested that due to motorway noise, business
development would be the only sensible option on the site.
Support
•
•

There was a modest amount of support for development at the site.
Comments in support included that:
• the site is large and unused;
• development here would bring benefits to the local area;
• that it has good transport links; and
• that the area is the best and most logical place for development to occur.

Local Plan Options Consultation – Feedback Report October 2014

84

•

A few respondents supported development on the site but with certain provisos
or caveats. These included that:
• It should be for fewer homes than envisaged;
• Development should include a snow dome; and
• Development should be contingent upon infrastructure improvements being
delivered.

Question 25a: Do you agree that any business development should be at the
eastern end of the site adjacent to Abbey Barn Lane, or is it better located next
to the Daws Hill development?
Total Responses: 27
Supporting: 2
Objecting: 5
Commenting: 20
•

A few respondents agreed that business development should be located at the
eastern end of the site adjacent to Abbey Barn Lane, but the majority
suggested that it would be better located next to the Daws Hill development.
• Those supporting the former option suggested it would maximise accessibility
via road transport.
• Among the comments from those supporting the latter option were that it
would:
• Provide a site which could be suitable for a number of different sized users;
• Maximise housing and keep it and the amenity space away from the M40
while placing the business development as a barrier adjacent to it;
• Be more appropriate given motorway noise, landscape constraints and
access;
• Take advantage of potential access through from the business component
of the Daws Hill development.
Question 25a (cont’d): Is there a case for more business development or less?
• Some of the respondents suggested that there should either be less business
development or even no business development at all.
• A small number of responses said there was a case for more business
development.

Question 25b: What forms of open space do you think would be best located
within the woodland ride?
Total Responses: 19
Supporting: 2
Objecting: 1
Commenting: 16
• Among the suggestions put forward for the woodland ride were:
• Natural green space or a nature reserve
• Informal open space/recreational space
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•
•
•
•
•

Allotments
Picnicking and walking/cycling area
Country park
A woodland edge habitat with native plants and shrubs to attract butterflies
and other beneficial insects
Retain as a woodland ride.

Question 25c: What sort of development do you think would be acceptable on
the former ski slope site immediately adjacent to Abbey Barn South, if the
previously proposed leisure proposals don’t happen?
Total Responses: 24
Supporting: 2
Objecting: 4
Commenting: 18
• Several responses suggested that there should be no form of development at
the former ski slope, but an equal number said that certain forms of
development would be acceptable.
• From those who were opposed to any form of development there, comments
and suggestions included:
• Amenity space, such as a car park to allow walkers to access the wood
• A wildlife site
• Returned to woodland or used for public open space
• Provision of a green corridor between Abbey Barn North and Abbey Barn
South with views over Gomm Valley
• Nature park, for walkers and climbers
• A cycle path
• Natural landscaped area
• From those who were in support of development at the site, comments and
suggestions included:
• A community centre
• Reopening the ski centre as it could easily be accessed by the proposed
housing at Abbey Barn South
• Other leisure or recreational uses
• Business, office or commercial use
• Housing development
Question 25d: If a new business area and motorway junction were to be
provided to the east of this site (see CW1 land North of Heath End Road) how
do you think that would affect how the Abbey Barn South site should be
developed?
Total Responses: 28
Supporting: 2
Objecting: 11
Commenting: 15
• A large number of respondents to this question expressed strong objections to
developing the new business area and motorway junction at all. Concerns
expressed included:
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•

•
•
•

•

Impact of such a development on the character of the local area and the
resulting erosion of the gap between High Wycombe and Flackwell Heath
• The proposed business development alongside the new junction is not
required
• Impracticability of providing a new junction
• Inappropriate on a hillside so near to an AONB/landscape impact
One respondent said the developments would link in well together
A small number of respondents said there would not be any particular impact
or link between the two developments.
Other comments in response to this question included
• Traffic – that the motorway junction would have a knock-on impact on local
roads such as Daws Hill Lane and that there could be a conflict between
Abbey Barn Lane and possible motorway sliproad connections
• Access – that access to the site should be achieved from the new junction
• Coalescence – that the development between Abbey Barn Lane and Spring
Lane would effectively join High Wycombe and Flackwell Heath
One respondent suggested that the business element of the Abbey Barn South
development could be increased if there was demand and it didn’t create traffic
problems. Another suggested that the CW1 development would require the
Abbey Barn South business area to be at the eastern end of the site, with
resulting greater visual and landscape impact.
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CW1 North of Heath End Road (Junction 3A)
Total : 482
Support: 54
Object:

400

Comment: 38
Overall
The majority of respondents objected to this proposal, with the adverse impacts
linked to the proposal significantly outweighing its need. The comments are
summarised below. Some responses to the transport assessment studies also refer
to CW1.
Support
There was a very minor support for Junction 3A. Supporters felt the proposal would:
• Promote a high quality business led development near the M40 supported by a
junction for access.
• Be an opportunity to create new businesses around Flackwell Heath.
• Create access improvements to the motorway (Flackwell Heath), and relief of
traffic congestion in the wider area (Handy Cross, Town Centre, Loudwater,
Bourne End)
• Reduce traffic pressure at Junction 4 and on the A40( London Road)
• Provide additional adequate road infrastructure to support new homes & new
business start-ups/expansion in the near vicinity.
• Enable good transport links between London and Oxford for Flackwell Heath
• Enable certain developments from achieving potential e.g. Gomm valley
• Support educational facilities: Amersham and Wycombe College supported the
release of green belt land to provide new land for business development,
residential housing and a possible new motorway junction. The College is
committed to supporting economic development in the area and, in particular,
to meeting the education and training needs of employers and individuals in
the community arising from this development.
Partnership working
• Buckinghamshire County Council noted that the studies on Land North of
Heath End Road provide a good overall assessment of the options’ impacts
and of a range of possible mitigation measures but further work would be
required to consider any more detailed proposals (either through the planning
processes or in developers’ applications for any subsequent development).
• BCC will be keen to engage with WDC as it develops its thinking on this option
given the intrinsic link between land allocations and infrastructure financing
viability.
• Similarly, the Highways Agency warned that any impacts on the Strategic
Road Network (essential to the wider economic needs of the country) will need
to be identified and mitigated as far as reasonably possible, as the impacts of
additional traffic on the M40 as a result of a new junction should not
compromise safety.
• Therefore a robust business case will be required to demonstrate the need for,
affordability of, and deliverability of Junction 3A if growth proposed in the Local
Plan is reliant upon said infrastructure to demonstrate its own deliverability.
• It is not clear if alternatives to a M40 J3a have been considered to facilitate
growth at Land North of Heath End Road.
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•

As the HA currently has no plans for an improvement on this section of the
M40, it would be for the development proposers to promote the case for
Junction 3A. This may be through governmental spending plans for transport
infrastructure up to 2020-21, in particular long term funding for the SRN. The
HA are currently working with local stakeholders on the new Route Strategies
which will inform future investment decisions. Through this process, any
significant schemes to facilitate committed planned economic growth will be
considered.
Objections
Questioning the need
• Many respondents felt that there was no need for an extra junction, as
improvements at Handy Cross roundabout and associated road system have
improved access to motorway at Junction 4.
• Some respondents considered that there was no evidence for business need,
as existing retail / industrial space remains unoccupied in the area and should
be used first. They also argued that there was no definitive evidence that a
new junction would encourage new business or that it would ease traffic
congestion.
• Some supported the business proposal but felt it should not be used as
justification for requiring a new junction.
Feasibility
• There was some scepticism over the reliability of traffic surveys / traffic
modelling work.
• Respondents were also sceptical over the technical feasibility of a slip road/
junction at this location of the network. The previous rejection of a proposal for
a service station at that location was mentioned.
• There was a view that this may have been an excellent idea at the time of M40
construction but the manner in which the surrounding area has developed
since then precludes it.
Costs
• The perceived under-costing of the proposal was a prime concern.
• The proposal was seen as not financially viable for realistic implementation
together with upgrades to the necessary local road infrastructure
• Some respondents questioned any funding commitment from the Highways
Agency or Bucks County Council
• Respondents did not support the use of Council funds in exploring the
possibilities of further development in the area.
• A minor view was that taxpayer money should be used towards public
transport improvements, and road repairs/maintenance.
Alternatives
There was a plea for alternative solutions to be sought. Suggestions included:
• Upgrading Junction 3 to a full junction to enable access to the westbound
motorway and egress from the eastbound motorway, either using the existing
ramps with over/underpasses or developing them using the adjoining Knaves
Beech Way. There was a belief that this would create far less disruption to the
local area and be much less of an eyesore.
• Making greater use of land at Stokenchurch and Junction 5
• Another junction between 4 and 5
• Down the A404 opposite the entrance to the Wyevale Garden Centre
• Upgrading the A40 to a four way road, remove the dedicated bus lane
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Cumulative impact of developments
• A key concern was the cumulative negative effects of the junction proposal
and the developments proposed on the eastern side of High Wycombe (Daws
Hill, Abbey Barn South and North, business park at J3A)
• Some respondents also highlighted that the potential destruction of existing
houses and businesses to make way for the road system would be defeating
the whole object of the extra homes that the Local Authority is being
challenged to build.
Loss of Green Belt land
• Removing land out of the Green Belt was seen as unacceptable by many
respondents.
• Many respondents stressed the importance of this essential part of Green Belt
land in preventing coalescence of Flackwell Heath with High Wycombe
• Others felt that further work on Junction 3A should be part of a Green Belt
review.
• There was a minor view affirming that Junction 3A (not including the 3 adjacent
parcels identified for development) is not wholly inappropriate in the Green Belt
as it would be an important addition to the local transport infrastructure and
would require a GB location. The junction alone may even be able to gain
planning permission whilst the land remains within the GB, as an exception to
government policy.
Impact on surrounding roads
• Many respondents expressed a strong opposition to proposals which may
adversely affect traffic or road conditions in this area already vulnerable to
traffic congestion and, in case of traffic incidents, gridlock.
• Motorway safety was also a concern, as respondents feared an increase of
crashes on the stretch of motorway from Junction 4 to 3, believed to be a
black spot already: adding a new junction here would add to this risk
significantly.
• There was a strong view that existing traffic conditions and road infrastructure
should be improved before considering any new junction.
• The roads surrounding the proposed junction, such as Spring Lane and
Sheepridge Lane, are not suitable/cannot be made suitable to deal with the
flow of traffic wanting to gain access to M40 , yet would become rat runs
• There was strong concern about increased congestion on particular routes:
o London Road
o Hammersley Lane
o Cock Lane
o Kingsmead Road
o Spring Lane
o Daws Hill Lane
o Heath End Road
Changes to the road network
Some respondents were concerned that the proposal would require major changes to
particular sections of the existing road network to accommodate further traffic. These
changes were identified as follow:
• Cock Lane: widening of the lane, removal of traffic lights at railway bridge and
widening of the bridge
• Remodelling of the whole junction at the A40 where it joins Cock Lane and
Abbey Barn south and trading estate
• Extensive increase of traffic lights
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•

A completely new dual carriageway road would need to be built connecting the
A40 to the M40, rather than existing roads too small and too congested
• A requirement for Sheepridge Lane to be widened, and at the very least its
junction with Heath End Road to be made a roundabout.
Wider impacts (Penn and Tylers Green)
An overwhelming number of objectors had major concerns over traffic congestion on
Penn and Tylers Green local roads and increase in through traffic (and associated
safety issues )
Through traffic
• Respondents feared that the proposal would result in a very busy rat run from
the new junction, up Cock Lane / Hammersley Lane/ Hatters Lane and through
the village and then cutting across country to Amersham, Aylesbury and towns
and villages beyond. Increased southbound traffic from beyond the village
towards the A40/M40) was also a concern. Neither Cock Lane nor
Hammersley Lane were felt suitable to cope with increased traffic.
Safety
• Another key concern was the safety implications of this increased traffic.
• In Penn and Tylers Green there is perceived to be at present significant
through traffic travelling down New Road, Church Road and Elm Road from
Common Wood Road causing concerns about exceeding the current 30 mph
speed limit. It is also an issue on Cock Lane, and at the top of Hammersley
Lane.
• Existing narrow footways, or lack of footways (bottom of Hammersley lane)
were a concern particularly for vulnerable road users like children and the
elderly, as more traffic goes through Hammersley lane
• It was felt that existing congestion and safety concerns around schools and
school-time traffic on the route would be intensified, such as on Hatters Lane
or Tylers Green Middle school, on Cock Lane.
• Hammersley Lane ends in a T junction in Penn with 90 degree left or right
turns (and very restricted visibility of approaching vehicles), or an offset access
opposite into Church Road, Penn, which passes by the village hall where
parents park to drop off children for the local primary school and which then
narrows substantially as it passes an old people’s home.
Village identity
• Many respondents also feared further deterioration of village identity, some
respondents were worried that through traffic would disturb the tranquillity of
the village
• Many felt that if the proposal required the widening of Cock Lane this would
negatively impact the character of the area, the single track nature of the road
contributing to the rural feel of the village and its separation from High
Wycombe.
• other issues raised included air and noise pollution, parking problems, danger
to animals, in particular horses and depreciation of property values
Local impacts (Flackwell Heath)
Many respondents felt that the proposal was particularly detrimental to the village of
Flackwell Heath.
Traffic congestion
• The impact the proposal would have on Flackwell Heath in terms of increased
traffic congestion, in particular at peak times (rush hour, business opening
times, school drop off) was anticipated to be severe and therefore a prime
concern.
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•

The roads through the village are already in a poor state due to the high
volumes of traffic using the village as a rat run.
• Respondents were particularly concerned by the potential increase in HGV
vehicles.
Coalescence
• There was a strong concern that Flackwell Heath would merge with High
Wycombe as a result of a development around the Junction and that the
development would change the character of the village negatively
Safety
• There were strong concerns that the proposal would result in more through
traffic on Straight bit at rush hour times, with two primary schools close to the
main roads in the village, and thus the likelihood of crashes.
Pollution
• Traffic noise pollution and air pollution as well as construction noise and air
pollution were also important concerns.
Road network
• There was a view that the roads around Flackwell Heath are inappropriate for
traffic increase. The village sits at the top of a hill and all the roads in and out
are steep (a real problem in winter) and many are single track (Winchbottom
Lane, Spring Lane, Blind Lane, White Pit Lane, Juniper Lane, Chapman Lane)
Connection to the Junction
• Some respondents did not oppose the junction itself but contested either its
connection to Heath End Road or the choice of Spring Lane rather than Abbey
Barn Lane
Loss of recreational / community facilities
• There was a strong criticism that the recreational needs of people in the
eastern part of High Wycombe haven’t been taken into account.
• Respondents were concerns that proposal C would have a very adverse
impact on Kingsmead recreation ground. Respondents were opposed to the
potential loss of important recreational facilities for young people and adults,
as well as a cycle route to the town centre.
• In particular, South Bucks Netball Association was deeply concerned that the
proposal may result in the loss of a key facility for 900 girls/women, regional
and national teams who train there each week, and the lack of guarantee
towards the replacement of such facility in a similar central location
• Proposal C would also potentially have damaging consequences for the elderly
residents of the purpose built block of flats, and would disrupt the children's
play area, whilst presenting a major safety hazard and deteriorating air quality.
.
• There was a strong local concern over the loss of the riding school business.
Its importance for many children / the local community was stressed by many
people. South Bucks Down’s Syndrome Group uses the centre for 20+
children with Down syndrome and their siblings. There were concerns that
even if the business remained open, hacking out would not be safe with such a
major road in the area, and users would suffer from higher pollution levels.
• Another concern was the impact of the proposal on the General Havelock pub,
a popular community facility.
Impacts on the environment
Several concerns were raised over the impact of the proposal on the environment:
• Some feared that the proposal would threaten the local wildlife
o A new motorway junction would increase traffic noise in the area (Abbey
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Barn Lane), potentially disturbing nearby ancient woodland habitats.
o Any upgrade to Cock lane and Hammersley lane would threaten the
biodiversity of the Gomm valley by encroaching on hedgerows
o The proposal would also potentially cut across two cycle lanes and public
Rights of Way.
o It could also adversely affect the River Wye (at London Road/Gomm Road)
and the Dyke where it runs behind the houses on Kingsmead Road. Both
rivers have a fairly diverse population of ducks, moorhens, swans, herons,
egrets, brown trout, kingfishers and a huge number of wild plants and
insects.
• Spring lane is unstable land (boggy): the ground composition would prove
difficult to build on. Bad weather results in the underground springs bubbling
up and streams forming throughout the current fields
• The proposal would have adverse impacts on people’s quality of life
o Air quality and carbon emissions will deteriorate with increased traffic,
noise and air pollution in the local area (Kingsmead and Abbey Barn)
o The proposal would also increase light pollution.
o Additional, heavy, traffic along the road from Flackwell Heath to J3A and
from Handy Cross to J3A would have a detrimental effect on the
established houses and schools along that route
• There were also some concerns on the impact on protected trees.
Impact on landscape
• There were serious concerns that the proposal would have an adverse impact
on the character of the areas affected and on the local the landscape.
• Natural England pointed out that any development in this location would be in
the Green Belt and adjacent to the AONB, and although this is subject to
further assessment, there will be visual impacts and a reduction of the
openness of this area. Natural England also noted that this site has not been
part of the Landscape Assessment of Strategic Sites process.
• The Chilterns Conservation Board warned that the proposals have implications
for the setting of the AONB and if they are to proceed would need very careful
consideration of the impacts on the surrounding areas. There may also be
implications if there is any future AONB boundary review.
• There was also a minor concern over the impact of development (business or
residential) on the skyline from the London Road or Hammersley Lane area.
• The destruction of Cobbles Farm was resisted, as the farm is visible from most
of Loudwater, Kingsmead and Wycombe Marsh
• Finally, a large new road in place of the single track, tree-lined Spring Lane
would be highly visible to the whole of Loudwater and would change the
character of the area completely.
Economic impacts
• Some respondents were supportive of the business but not of the junction.
• Others pointed out that extra congestion would be detrimental to existing local
businesses, and would take away traffic from the town centre, which
would not be of benefit to existing or new trade at the Eden Centre, the
Octagon or the town centre shops
• Similarly, worsening traffic congestion would deter relocation of businesses to
the area.
• There was some scepticism towards the ability of the new business to promote
local jobs, as big businesses pull talent from a much wider area. This could
attract more commuters.
Local Plan Options Consultation – Feedback Report October 2014

93

•

A detailed business case for the assumption that such a junction is justified
either in traffic density measurements or improved business start- up and job
creation opportunities was requested.
Heritage
• The area of search abuts the complex of four Grade II listed buildings at Abbey
Barn Farm. As a farmstead, a rural setting is important and if this site is taken
forward, the key development principles should include respecting the setting
of these buildings by leaving space around them.
• The Historic Environment Record should be consulted for non-designated
assets, and the Council's Conservation and Archaeological Advisers should
also be consulted.
Flood risk
• The site falls within source protection zone 3 (SPZ3)
• any development will require the accommodation of Sustainable Urban
Drainage Systems (SUDS)
• Site specific flood risk assessment is required for proposals 1 hectare or
greater within Flood Zone 1
Private assets
• The impact of the proposal on private assets, including impact on properties
house prices, was a concern
• Immediate residents also had strong concerns that their property would be at
risk of Compulsory Purchase Order.
Agricultural use
• The loss of agricultural land was also a concern.
Construction works
• There was concern that the disruption caused by the construction work might
be considerable and long term
Consultation process
• There was a strong criticism amongst local residents over the way the
proposal was advertised.
• The lack of detailed information was a key concern.
• There was a view that a detailed plan of the proposed changes to this area
should be made available to the local residents as soon as possible.
• The map in the consultation document was deemed inaccurate, if not
misleading.
• Considerably more information will be required as to the actual route from
Spring Lane and the impact on other roads (e.g. Winchbottom) must be
provided.
Q 26a Do you support the release of green belt land to provide new land for
business development and a possible new motorway junction?
(Includes responses for Q26 undifferentiated)
Total response: 36
Supporting: 3
Objecting: 17
Commenting: 16
Many more responses were opposed to the proposal as supported it. Some gave
qualified support, which is explained further below.
The loss of green belt land in principle was a primary source of objection, and
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alongside this the potential coalescence of Flackwell Heath with High Wycombe.
However, some felt that the loss of green belt land could be tolerated if it was
replaced with an equivalent area elsewhere.
Some objections were unconvinced of the need for business in this location, and that
there was no business case for the proposed junction.
There were many concerns about the potential traffic impact under this question.
These are treated fully under responses to question 26b.
Some questioned that this was the most appropriate location, either for business or
for a new junction. Alternative suggestions were to:
• place a new junction west of junction 4 in the Clay Lane area of Booker, to
serve the Air Park;
• complete the existing junction 3 at Knaves Beech;
• develop business off junction 5 at Stokenchurch;
• Concentrate business development in the Marlow / Little Marlow area.
People were concerned at the impacts on quality of life for Flackwell Heath residents,
due to increased traffic and the potential consequences for noise and air quality.
Some responses were concerned about the potential impact on wildlife, and on the
rural character of the area and access to green space.
Others felt that transport investment should be prioritised away from road
interventions and channelled more into improving public transport networks and cycle
networks.
Amersham and Wycombe College supported the proposal, as part of their
commitment to supporting economic development and meeting training and skill
development needs.
There was concern if the removal of land in the setting of the AONB led to increased
development pressures in these areas.
Q 26b Given the potential traffic implications, do you support the provision of a
new motorway junction?
Total response: 64
Supporting: 14
Objecting: 33
Commenting: 17
About twice as many responses objected to the scheme on the basis of potential
traffic impacts as those who nevertheless supported the scheme.
The overall potential adverse effects on Flackwell Heath were a prime concern in
terms of increased traffic, noise and impact on air quality.
Some people felt that the effect of the junction would be just shifting traffic problems
from one place to another.
Most of the wider concerns were focused on package ‘C’ which would join the
motorway junction to the A40 at Gomm Road, so increasing the potential for changes
in traffic route-finding around Wycombe.
There was concern about increased congestion on particular routes:
• Kingsmead Road
• London Road
• Hammersley Lane
• Cock Lane
• Winchmore Hill
Local Plan Options Consultation – Feedback Report October 2014

95

• Heath End Road
• Green Dragon Lane
• Straight Bit
• White Pit Lane
Of particular concern was the need for business traffic (including HGV) from the
development to travel to and from London via junction 3, which would need to travel
either through Flackwell Heath or along the London Road.
Along these routes, there was also concern about increased danger from traffic at
sensitive locations such as:
• Tylers Green First and Middle Schools
• Juniper Hill School
• The Carrington Schools and the Willows nursery
• Parks and play areas
Wider afield, people worried about the potential effects on Bourne End, Wooburn
Green, Loudwater and Cookham.
The school bus route on Heath End Road was also identified as being potentially
adversely affected by the scheme.
People also pointed out that package C would result in the enclosure of Kingsmead
Rec by three busy roads, and were concerned about the potential loss of facilities like
the play area and netball courts.
People felt that valued local businesses would be at risk, such as the General
Havelock Public House, and the riding school at Cobbles Farm.
Some felt that Spring Lane would not be an appropriate point to join the junction into
the local network, and that Abbey Barn Lane would be preferable.
The existing stretch of the M40 is felt to be an accident black spot, and an additional
junction could only make matters worse.
Amersham and Wycombe college supported the junction as it would significantly
improve access for students. However, they felt that any changes to Spring Lane
should not compromise the operation of the college.
Q 26c Do you support the provision of new homes adjacent to Flackwell Heath
as part of the delivery of this junction?
Total response: 60
Supporting: 13
Objecting: 44
Commenting: 3
More than three-quarters of responses were opposed to the provision of new homes
here.
Again, objections principally focused on the issue of the potential coalescence of High
Wycombe and Flackwell Heath, and the spectre of urban sprawl.
Many felt that residential development would be unsuitable at this location due to its
proximity to the M40.
Others were also worried that housing development would add even further to the
local traffic burden.
There were also concerns that other local infrastructure would be stretched by adding
new homes – on local schools and GP surgeries.
The potential impacts on landscape and wildlife were also a reason for some
objections.
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Amersham and Wycombe College supported new homes in this location as they saw
it as a logical development from the main proposal.

Q 26d Do you support public funds being used in part to achieve this (business
use will not release the value needed to pay for this fully?)
Supporting: 9
Objecting: 25
Commenting: 7
A majority of responses objected to the use of public funds being used in part.
Many felt that the use of public funds for this scheme was not appropriate in the
context of austerity budgets and that any funds should be prioritised around provision
for the elderly, children, or the restoration of A&E services at Wycombe Hospital.
Others felt that the existing roads should be brought up to an acceptable standard
before considering spending on new road schemes, or that public transport should be
prioritised over new road schemes.
Some were unwilling for public funds to be spent on a scheme that would affect the
quality of life and house prices for those living nearby, or that they felt would not
benefit the local community.
Some responses suggested the scheme should be entirely funded by developers, or
by the Highways Agency (which is a public body).
Others thought that if the proposal were all residential, then enough value would be
generated to fund the scheme entirely.
Some were supportive of the use of public funds, provided the local connections were
developed in the right way:
• Should connect with existing main roads (i.e. not Heath End Road or
Kingsmead Road);
• Supplemented by a road to the south following the motorway, from the Heath
End Road motorway bridge to connect to the Handy Cross hub.
Those supporting the junction felt it would be an essential element of the proposed
development by providing much needed transport infrastructure.
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Site CW2: Ashwells
Total Responses: 216
Support: 4
Object: 198
Comment: 14
Objections
•

There was a very high volume of objections to development at this site. Issues
raised included the following:
• Traffic impact and transport infrastructure
• Concerns over loss of separation between communities/impact on
community identity
• Impact on local services, facilities and other infrastructure
• Environmental impact

Traffic and transport infrastructure
• There was major concern that more houses in the area would exacerbate
current congestion problems, and doubts over the ability of local roads in the
area to accommodate extra traffic.
• Responses alluded to Cock Lane and Hammersley Lane being already very
busy at peak times, and particular problems on Cock Lane in the single
carriageway stretches. Fears were expressed that Cock Lane would need to
be widened to a dual track road which in turn would encourage more rat
running in the area, between London Road and Penn/Tylers Green and on to
Beaconsfield. Widening Cock Lane would also destroy its status as a quiet
country lane and there would lead to a significant increase in traffic in a village
which is not designed to cope with a higher volume of cars.
• Road safety, parking and congestion concerns, especially near to Tylers
Green Middle School. One of the reasons for increased traffic was cited as
being school traffic by respondents, and respondents expressed strong
concerns that development would represent a risk to the safety of school
children. Responses highlighted that the risk of accidents is caused by cars
being parked outside the school and that this would be exacerbated by new
development. It was also pointed out that there is currently no street lighting in
Tylers Green.
• Strong concerns were expressed over the impact of development on
Ashwells, which respondents stated was a quiet residential cul-de-sac which
could not be widened due to private residences and could therefore not as an
access road to an additional 80-100 houses. It was also highlighted that the
road was dangerous in extreme cold weather due to its steep gradient, which
it was pointed out would also be a problem for emergency vehicles.
• Fears were expressed that development on the site would lead to increased
reliance of future residents on the private car due to its remote and
inaccessible location, with very few shops nearby. It was pointed out by
respondents that public transport is very poor in the area, particularly
connecting Tylers Green with Beaconsfield.
• A small number of responses suggested that Wheeler Avenue should be the
access point to the development rather than Ashwells, but a small number
also objected to the use of Wheeler Avenue as an access point, suggesting
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that it would be too narrow to be a through route. It was stated generally that
there was poor access options for the site.
Concerns over loss of separation between communities/impact on community
identity
• Major concerns were expressed that development would lead to the
coalescence of Penn/Tylers Green and High Wycombe and that it would
therefore change the village forever. It was stated by many that it was very
important to retain the village identity and character of Tylers Green and that
this would be drastically changed by development at the site. It was said by
respondents that the nature and individuality of Penn & Tyers Green is unique
and that the character of the areas would be lost forever by development.
• It was stated by many respondents that development would constitute sprawl
and ribbon development, and that it would represent overdevelopment of
Tylers Green.
• It was suggested by some respondents that development would lead to loss
of the peace and quiet in the village and spoil the rural nature of the area. It
was suggested that the proposed residential density would not be in keeping
in the area.
• It was suggested that development would harm the strong sense of
community in the area.
Impact on local services, facilities and other infrastructure
• Fears were expressed about the strain that development would place on local
services. Particular concerns were expressed about local schools and GP
surgeries. It was stated by respondents that the village does not have enough
amenities to support 80-100 new homes.
• Local schools were cited as a particular concern, with respondents stating that
the schools are full and could not support increased numbers.
• Concerns were expressed about the ability of the local GP surgery to
accommodate more patients without causing delays in making appointments,
and about the removal of the A&E unit at Wycombe Hospital.
• Concerns were also expressed about water and sewerage amenities in the
area.
Environmental impact
• Many concerns were expressed at the loss of green space and valued
amenity/recreational area, and that this would have a knock-on effect on
people’s quality of life.
• It was pointed out that building on Ashwells would cause harm to the last
chalk valley in the District, would impact on the adjacent AONB and would
mean the loss of a beautiful piece of land, thereby having a harmful visual
impact.
• It was also stated that development would harm biodiversity, with the site
being a haven for wildlife in a mainly urban setting.
• Some respondents suggested that the area was unsuitable for development
due to its uneven topography.
Suggestions of alternative places to build
• Some respondents suggested that development should be restricted to
brownfield sites or as small groups of houses in various different places to
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minimise the impact. Others suggested keeping development in the main
towns.
Other issues
• Other comments included concerns over the following:
• Impact on house prices
• Impact on safety during construction work
• No justification for new housing
• New residents would be competing for already limited jobs
• Allotments envisaged on the site would provide a target for local youths,
anti-social behaviour and vandalism.
Support
•
•

There was a very low level of support for development at the site.
Comments in support said the site was a Reserve Site which anticipated
development and that it was adjacent to an existing residential area and
would therefore constitute sustainable development.
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Site HW3: Gomm Valley & Ashwells
Total Responses: 570
Support: 7
Object: 525
Comment: 33
Objections
•
•

There was an extremely high volume of objections to development at this site.
Issues raised in objections related to a range of concerns including the
following:
• Traffic impact and transport infrastructure;
• Impact on local services, facilities and other infrastructure;
• Environmental impact including loss of valued landscape/wildlife impact;
• Concerns over loss of separation between communities/impact on
community identity.

Traffic and transport infrastructure
• There was major concern over the ability of local roads in the area to
accommodate extra traffic arising from the development.
• It was suggested by many respondents that the roads are currently at
breaking point, that they are very congested and that parking issues in the
area are causing problems for road safety.
• Fears were expressed that development would lead to increased use of the
local roads as a rat run.
• In particular Cock Lane and Hammersley Lane were both highlighted as
having particular problems, with respondents stating that they were never
designed to take heavy traffic volumes.
• It was suggested in many of the responses that Cock Lane has a number of
problems:
• It has reached the point where the road cannot cope with the level of
usage;
• It is one of the steepest roads in High Wycombe and struggles to cope
with day-to-day traffic at peak hours;
• The railway bridge could not support extra traffic;
• It is a single track road, which along with the narrow railway bridge, would
be unable to cope with the volume of vehicles and lead to a traffic
nightmare. It already plays host to a large amount of traffic each day.
Creating more traffic on Cock Lane would cause gridlock in the area.
• The stretch of the road near Tylers Green Middle School is particularly
hazardous due to parking issues and is difficult crossing the road here;
• Concern was expressed that Cock Lane is in poor repair;
• Strong concerns were expressed that Cock Lane is adjacent to beautiful
landscape and that it could not be widened without major harmful impacts
on the adjacent countryside, including destroying the protected
hedgerows next to the road.
• Widening Cock Lane would also have a very harmful impact on important
hedgerows adjacent to the road, and have a harmful impact on the
character of the area and the gap between High Wycombe and Tylers
Green.
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It would also mean that Cock Lane would lose its rural identity, increase
the risk of accidents near Tylers Green Middle School and adversely
affect the tranquil setting of the cemetery near the road.
Many responses expressed concerns over the impact on Hammersley Lane of
more traffic, with many responses stating that it is already congested at rush
hour.
Fears were expressed that increased traffic on Hammersley Lane at busy
times would lead to more severe congestion at both ends of the road,
particularly the Tylers Green end at school drop-off and pick-up times, and
have a knock-on effect on adjacent roads such as New Road.
There were many concerns about pedestrian access on Hammersley Lane
under the railway bridge, with responses highlighting the fact that there is no
footpath under the bridge and therefore that increased traffic on this stretch
would represent a danger to pedestrians.
Fears were also expressed about the knock-on impact on adjacent roads
such as Robinson Road and Rayners Avenue, including the use of such roads
as a rat run.
Major concerns were expressed at the impact on the A40 London Road. It
was suggested by many that the extra development would cause gridlock at
the Cock Lane/London Road and Hammersley Lane/London Road junctions,
and on this stretch of London Road, already extremely congested at peak
hours. Traffic is already a major problem in this area with frequent long
queues. This means that it is already difficult to get into High Wycombe from
the east side of the town during peak hours.
Major concerns were expressed about the risk of road safety issues being
exacerbated. In particular, the area around Tylers Green Middle School was
highlighted as an area which is hazardous for road users and school children,
which would be exacerbated by extra traffic. It was suggested by some that
development would add school-based traffic as primary school children are
unlikely to walk to school due to the distances and topography involved.
It was pointed out by many respondents that public transport is poor in the
area, and therefore that new residents of developments would be largely
dependent on the private car which would therefore exacerbate road
congestion in the area.
Pimms Grove was also highlighted as a concern. The suggested extension of
Pimms Grove would feed into an already restricted route and would harm the
current intimacy of the community at Pimms Grove. Extra traffic would also
cause parking problems to current residents.

Impact on local services, facilities and other infrastructure
• Major concerns were expressed in the representations about the capacity of
local services and infrastructure to cope with new development. Development
would overload existing infrastructure to breaking point, and extra investment
was needed. Local schools and GP surgeries were highlighted as a particular
area of concern.
• Concerns were expressed at the impact of development on Tylers Green First
and Middle Schools, and also schools in Loudwater. It was stated that these
local schools were already full and have no opportunity to expand. It was
pointed out by some that if there are no spaces for children in local schools
then they would have to travel further afield thus creating even more traffic. It
was also suggested by a few respondents that crowded schools would only
provide poor education and that expansion would threaten the excellence of
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current schools in Wycombe.
Concerns were expressed at the impact of development on GP surgeries in
Penn/Tylers Green and Loudwater. It was suggested that the surgeries are so
under strain that it is difficult enough to get an appointment now without the
extra pressure which development would bring. It was also suggested that
there is no opportunity for the local surgeries to expand.
Concerns were expressed at the hospital facilities in Wycombe, with many
fears expressed at what was seen as inadequate hospital facilities at
Wycombe Hospital, particularly as the A&E unit has now closed. It was
suggested that Stoke Mandeville is too far away as an A&E unit for the area.
Concerns were expressed over the impact of new development on overloaded
drainage and utility supplies. It was suggested that drainage had long been a
problem in the area, with the pipework in Tylers Green being old and
inadequate.

Environmental impact including loss of valued landscape/wildlife impact
• Many concerns were expressed at the loss of a valued green area which
development would entail, and the knock-on effect on people’s quality of life. It
was suggested that the area needs green lungs to act as divides between
villages, and that such areas were important for the health and well-being of
the people who live in the area.
• Respondents also highlighted how important an amenity and recreation space
these areas were, including for children, users of footpaths and dog walkers. It
was suggested be many respondents that development would ruin what is at
present a green and attractive valley and that the rural atmosphere of the area
would be lost forever, causing harm to the environment and loss of views and
amenity for users. It was suggested that the area of greenery should be
preserved for future generations to enjoy.
• Landscape impact was a major concern amongst respondents. It was
highlighted that Gomm Valley was the last dry chalk valley in High Wycombe,
and that this therefore needed protecting, as once it was gone, it could never
be replaced. It was suggested by several respondents that both options
envisaged in the Options Document would have a damaging impact and that
the Council’s priority should be to protect this valued landscape. It was
suggested by many respondents that the valley was comparable to AONB
status in landscape terms.
• Fears were expressed over the impact of development on wildlife in the
valley. Many responses highlighted the importance of the wildlife, including
the SSSI, the calcareous grassland, broad-leaved woodland, species-rich
hedgerow and species including insects, butterflies and birds and rare plants
such as the Scarlet Coralroot. Other species were also mentioned amongst
respondents as being present in the valley. It was feared by many that
development would have a detrimental impact on this rich biodiversity.
• Concern was expressed about the amount of houses proposed, suggesting
that this constituted overdevelopment. It was felt by some respondents that
there had already been too much recent development in east Wycombe.
• Concern was expressed over the loss of farmland which development would
entail. It was pointed out that the proposed areas for development are
currently used extensively and successfully for growing crops and that
agricultural land was important in terms of education and life experience for
local people.
• Concerns were expressed at the increased flood risk which many feared
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would result from development. Respondents alluded to the flow of rainwater
down Hammersley Lane in the event of heavy rain, and that this would cause
run-off water, which would be exacerbated by new development.
Concerns over loss of separation between communities/impact on community
identity
• Major concerns were expressed over the impact of development on the
character of the area, including that it would spoil the village identity, that it
would constitute urban sprawl and that the urbanising effect would be highly
damaging.
• A large volume of responses feared that development would lead to the
coalescence of High Wycombe and Tylers Green, leading to a loss of
character for Tylers Green and Loudwater as settlements with distinct
identities. Fears were expressed that Tylers Green would be subsumed into
the urban sprawl of High Wycombe and that this would destroy the village
atmosphere, aesthetics and harmony of the village.
• Fears were also expressed about the impact on the special feel of Pimms
Grove/Pimms Close cul-de-sac, which respondents pointed out is currently a
quiet residential area affording wonderful views, walks and skyline. Similar
comments were made about Ashwells and Lancaster Ride.
• Fears were expressed that the development could raise the crime rate in the
area.
Suggestions of alternative places to build
• Many respondents suggested alternative locations which would be preferable
places to develop new housing. Locations mentioned included:
• Empty sites in Loudwater, e.g. the RailCo site in Boundary Road
• Empty factories, offices and commercial sites in the town centre, e.g.
Frogmoor, High Street
• Higher density building elsewhere
• A404 Handy Cross to Marlow area
• Booker Air Park
• Gaps on Penn Road and Hazlemere Road and farmland at Common
Wood Lane
• Stokenchurch
• Princes Risborough
• Saunderton
• New town(s)
• Spread more evenly away from East Wycombe
• Rather than extend the Peregrine Business Park, consider using space at
Cressex – there are empty units there
• Marlow
• Little Marlow
• Wendover
• Western High Wycombe – the west side of the town is less developed and
populated.
Other issues
A range of other issues and concerns were raised in the responses, including on the
following themes:
• Questioning the need for new housing. There were also concerns that the
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type of housing built would not cater for specific housing needs, and there
was also doubt expressed that developers would provide the requisite
infrastructure.
• Objections to the business element of development at the site – some
respondents could not understand the need for this given the extent of vacant
units in Wycombe, and that others feared that it would not be generating jobs
for local people. It was therefore feared that this element of development
would simply generate more commuting. It was pointed out by some
respondents that there are already many empty commercial properties in the
area, including on Peregrine Business Park itself. It was suggested that the
extension would destroy the valley completely and would add more rush hour
traffic to local roads.
• There was comment about the development principles in the consultation
document, with respondents calling for more detailed plans to be made before
considering detailed facilities and principles needed at the site.
• It was suggested by a few respondents that a more modest or minimal level of
development could be more in keeping with the character and density of
existing development.
• Fears were expressed that development would set a precedent for further
building in the area.
Support
•
•

There was a very low level of support for development at the site.
Comments in support suggested that:
• development at the site, if carried out with care, would make good use of
available land without eating into the Green Belt or the greenfields
surrounding the built development, and
• building larger developments would allow the council to highlight
infrastructure issues more easily than piecemeal development.
Specific comments on Option 1 and 2
• Several respondents objected specifically to either Option 1 or Option 2.
• Those objecting to Option 2 highlighted traffic issues, infrastructure, loss of
green area, loss of village identity, loss of landscape. It was said by some
respondents that it would destroy the village character of the area and that the
natural chalk valley would be lost to an ugly sprawl of housing. It was also
pointed out that a bus route into Pimms Grove would cause air pollution.
• Similar issues were highlighted by the slightly smaller number of objections
specifically to Option 1.
• A few of the responses expressed support for Option 1, on the grounds that it
minimised the impact on the landscape and retained the core valley. It was
seen by a few respondents as the ‘least bad’ scenario. Some stated that they
would support a limited expansion of Peregrine Business Park if it could be
shown that there was a need for further job creation in this area. Option 1 was
seen as the more feasible option by some respondents, and that it offered the
best chance of retaining the separation between Penn/Tylers Green and
Loudwater.
• A very small number of respondents specifically supported Option 2 or larger
area of the site for development, stating that the indicative development
densities were broadly appropriate and that the development would improve
accessibility to the valley landscape.
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Site HW4: Terriers Farm
Total Responses: 73
Support: 11
Object: 46
Comment: 16
Objections
•

There was a significant amount of objection to development at the site. Issues
raised in objections included the following:
• Scale of development/overdevelopment in the local area
• Impact of development/suitability of the site
• Traffic impact
• Infrastructure concerns

Scale of development/Overdevelopment in the local area
• There was significant amount of concern at what was perceived to be
overdevelopment in the area around the Terriers Farm site, especially in light
of recent developments in this part of High Wycombe.
• Comments included that:
• the area had already contributed to the provision of new homes in recent
years and it couldn’t take any more;
• too many houses in the eastern part of High Wycombe
• significant concern about the impact of the Kingshill Grange development
at the former Wellesbourne Campus, particularly on the grounds of:
• lack of parking,
• traffic impact leading to unsafe roads,
• over-dense nature of the development .
• It was felt by some respondents that the volume of traffic using roads
like Kingshill Road, Green Road and Brands Hill Avenue was such
that the congestion was intolerable at peak times.
• Kingshill Grange was also perceived to be an example of bad
planning which was unattractive and had caused a strain on local
resources.
• As a result of these concerns, some of the respondents felt that Terriers Farm
should be the last of the Reserve Sites to be developed.
• There were concerns that the amount of development/housing proposed on
Terriers Farm was too much and that the scale of the proposed scheme should
be reduced.
Impact and suitability of site
• Many representations stated that Terriers Farm was not suitable due to its
location next to the Green Belt and the AONB.
• There was major concern that development on the site would represent urban
sprawl, and would lead to the loss of separation between High Wycombe and
Hazlemere and the loss of an important and valued green gap between these
two settlements.
• Other concerns over impacts identified included the following:
• harm to an attractive part of the District
• loss of green spaces
Local Plan Options Consultation – Feedback Report October 2014

106

•
•
•
•

•

Harm to wildlife and loss of habitats/farming/grazing land
Increase the risk of flooding
Increase noise, pollution and stress
a strong feeling that the development would harm an attractive part of the
district, would mean the loss of green fields and an important green lung
on the edge of High Wycombe
Some respondents suggested that the site would not represent sustainable
development with the topography of the area meaning that residents would not
walk and cycle between the site and services and facilities in the town centre.
Some also pointed out that the majority of employment is based to the south of
High Wycombe, and therefore that Terriers Farm would be an illogical place to
build as it would encourage more commuter traffic to use roads in the area.

Traffic impact
• A significant number of respondents were concerned about the traffic impacts
of development at Terriers Farm, and the congestion which would result from
development on roads where congestions levels are already high.
• Respondents stated that:
• Development would generate large increase in vehicle traffic with
significant consequences for through traffic to Hazlemere, Holmer Green,
Amersham and Penn/Tylers Green
• Development would lead to an increase in traffic using side roads
• Concerns about cumulative traffic impact with other developments in the
area
• Present road and public transport systems are unsuitable to
accommodate the traffic that such a development will generate
Infrastructure Concerns
• Many respondents expressed strong concerns over infrastructure. Concerns
included that there was not enough infrastructure generally, that there had
been no improvements in infrastructure since the Wellesbourne development
and that the current infrastructure in the area could not cope and that extra
investment was needed in infrastructure.
• Specific concerns included:
• Schools – concern that schools in the area are already full, existing
schools are under pressure and extra investment is needed in schools. It
was noted that local primary schools have waiting lists. It was suggested
that building a new nursery and primary school on the site might be a
better use of the land on the site than a park and ride.
• Lack of local shops
• Medical facilities – not enough surgeries in the area
• Utilities – sewage, water, gas
• Community facilities
Suggested alternative uses
• A few respondents suggested alternative uses for the site, including
registering it as an AONB and using it as a recreational area.
• A modest number of respondents suggested using it as a new cemetery for
High Wycombe.
Build Elsewhere
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•

Locations suggested as better places to build included:
• Princes Risborough
• Marlow
• High Wycombe brownfield sites, including Compair, Verco and sites in
Desborough
• M40 Junction 5
• Areas to the south of High Wycombe

Other concerns and comments
• Precedent – concerns that development on Terriers Farm might lead to
building on adjacent fields
• Need to ensure sufficient parking in the development
• Landscape impact to be assessed – response highlighting the importance of
this issue due to Terriers Farm’s location immediately adjacent to the AONB.
Implications of development and impact on views to be considered.
• Green infrastructure – need for maintenance of a green corridor between
Kings Wood and Terriers towards Widmer End to the north.
Support
•
•

There was a modest amount of support for development at the site.
Comments in support included:
• that the land had been reserved for many years and was outside the
Green Belt and Area of Outstanding Natural Beauty, and
• some respondents put the opinion forward that the site was not of any
scenic value and that it is in an area which has reasonable transport
links, schools and retail.

Question 27a: Should a Park and Ride facility and service be provided from
this site? If not, what public transport measures should be provided?
Total Responses: 22
Support: 2
Object: 7
Comment: 13
• The majority of respondents who answered this question were opposed to the
creation of a Park and Ride facility on Terriers Farm. This was on the grounds
of the following factors:
• Questioning the need for a Park and Ride facility in this location – its
usefulness, viability and effectiveness in reducing journey times for traffic
coming from the north into the town centre.
• Impossibility of creating a bus lane on the main roads into the town centre
• Fears that it would cause more congestion on the Terriers roundabout
• Would provide no time benefit for users on the journey into High
Wycombe
• Inappropriateness of a Park and Ride facility in a residential area
• Many respondents were of the view that it would be better to improve
existing public transport in the area rather than create a Park and Ride
here
• There was a modest level of support for a Park and Ride, with some
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•

respondents of the view that it would ease congestion problems in the area
and provide extra car parking capacity for users of facilities like Eden at busy
periods.
One respondent pointed out that no information had been included in the
consultation document to enable the benefits of providing a Park and Ride
facility to be properly assessed.

Question 27b: Should development link in with Terriers House?
Total Responses: 19
Support: 2
Object: 6
Comment: 11
• A small number of respondents supported linking development at Terriers
Farm with development at Terriers House.
• Most respondents who answered this question opposed linking the two
developments. This was because either they did not view the link as being
necessary/justified and/or because they thought it might exacerbate traffic
congestion, or because they did not support development/redevelopment at
Terriers House.
Question 27c: Are wider transport measures required to improve movement
around Terriers double-roundabout, in particular to improve the environment
for pedestrians and cyclists?
Total Responses:18
Support: 6
Object: 1
Comment: 11
• Several respondents agreed with the question that such improvements would
be welcome. Among specific issues pointed out were the high level of traffic on
Amersham Road/Amersham Hill, the area outside the petrol station by the
zebra crossing, improvements for cyclists and improvements to the doubleroundabout being needed.
• Many respondents were strongly of the view that traffic improvements were
needed generally in this area to cope with current levels of traffic. A few
respondents suggested road widening schemes in the area.
• A very small minority of respondents disagreed with the need for wider
transport measures in the area, arguing that the facilities at the crossorads
appeared to be adequate.
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HW5 Wycombe Air Park
Q 28 What do you think of the idea of intensifying or expanding employment
activities on this site?
Total responses 81
Object 26
Support 23
Comment 32
There was a mixed response to the options identified for the air park. The
majority of responses were objections to either intensifying or expanding
employment activities. Reasons given were:
•
•
•
•
•
•
•

Surface water flood risk
Increased pollution from the site
Encroachment on the AO)NB and the Green Belt
Overall traffic impact
Noise pollution
Impact on neighbouring properties
Impact on surrounding roads

The comments in relation to intensifying use of the airpark were:
•
•
•
•
•
•
•
•
•

Support intensification but not extension of built footprint
Expansion only aviation related
Expand without compromising helicopters.
Remove green belt allocation on the airfield land.
If appropriate buildings were developed
Could lead to 4a motorway junction from Cressex
A slight modification to the area proposed as the northern end of the
shaded area infringes the take-off and landing path of Gliding Club
aircraft.
Any development on these areas will be on land that already has either
existing buildings or is primarily covered by hard ground (ie concrete and
not grass/trees etc.)
Provide proper parking (including underground basement parking) and
appropriate height to maximise site space.

In relation to expanding the airpark the following comments were made:
•
•
•
•
•

Expansion would degrade the Air Park as an operational airfield
Compromise gliding operations if that part of the field is developed.
Would be a significant loss to the airfield and town as Booker Gliding
Club is highly regarded
Against commitment to keep Air Park open as it would limit the gliding
club which is an important use of the site
Oppose any “South West link road” due to impact on AONB
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There were also suggestions that the airpark could be redeveloped for housing
due to :
• Reduce the environmental impact of the site,
• Close proximity to the M40
• Make a significant contribution to the number of new homes required.
Any development on the airpark should also:
Minimise impact on views across the site from Frieth and the AONB
Consider the biodiversity impacts

Local Plan Options Consultation – Feedback Report October 2014

111

HW6 – Buckmaster Playing Fields
Total Responses: 39
Support: 7
Object: 23
Comment: 9
Overall
• There was significant position to this proposal
• There was also a 500+ signature petition against the proposal
Employment use
• A minority of respondents were in favour of redeveloping the site for
business use.
• Those in favour felt that as the area in general is an established area for
business, the site would be attractive to a new business or would represent a
business expansion opportunity
• The allocation of the Buckmaster playing fields for employment would help
achieve economic growth, in line with the NPPF requirement to plan
proactively to meet the development needs of business and support an
economy fit for the 21st Century.
• There was a view that the area was of lowest quality in terms of amenity
value, due to its proximity to the M40. However there was a view that some
recreational area should be kept.
• Those opposing the employment use felt that there are better suited sites for
development, such as empty office units and business parks.
Open Space provision
• Many respondents expressed a strong opposition to the loss of open space
provision in a much built up area.
• The local playing fields provide a much needed open space for local people
to walk, play and enjoy, contributing to their well-being.
• in that respect, the open space should be protected and improved to address
local sports and amenity needs for residents and employees of local
businesses
• This becomes even more crucial when considered as part of the overall
housing growth planned for the District, as newcomers, including children, will
need open space too.
• Some respondents however acknowledged that the playing fields were not
well provided on site – there is no social provision and it is not floodlit; the
quality of the pitches is also affected by M40 proximity (noise, air quality) It
was suggested that a better quality open space could be re-provided in the
vicinity.
• Others opposed such relocation, as it would likely have negative impacts on
junior sport involvement.
• It would also result in a loss of playing area for children needs and open
space for dog walkers
• There was some scepticism in the relocation of the playing fields. Some
respondents felt that they are under-used now and there is some evidence of
alternative siting benefits, this should not be encouraged. There is no
mention of replacing these playing fields with locations elsewhere. Other
respondents felt that there was nowhere within walking distance available as
an alternative to this much used local green amenity
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•

In the past, Wycombe District Council has looked at re-locating the playing
field to Westwood after RedKite sold the site. A playing field on that location
is deemed too close to a very busy road, potentially leading to accidents.
Parking
• Strong concerns were raised over parking issues in the area, in particular on
Holmer Farm way, and Buckmaster, Beacham and Bedder Roads. Cars are
parking on the pavements and on bends, causing obstructions. The general
view was that any development of the site would worsen the situation.
• A particularly acute issue was the inadequacy of car parking for John Lewis,
and the resulting overspill on the playing fields car park and on residential
streets nearby.
• To a minor extent, a similar issue was mentioned in relation to Asda and
Johnson and Johnson, and the forthcoming Next at Cressex Island.
• There was a strong feeling that the playing field car park should be for park
users only and that this should be enforced.
• There was a very strong feeling over the inability for residents and their
visitors to either park or get out of the area due to parked cars.
o it was suggested that a residents parking restriction should be put in
place for Buckmaster, Beacham and Bedder Road and said permits will
be free to residents and their guests. Further residents parking could be
provided on the Westwood site.
o It was also suggested that roadside parking bays could be installed on
Holmers Farm Way for residents, permits to be issued. Parking to be on
the school side from the school to Davenport Road, then from Davenport
Road to Westwood, on the left hand side(making more parking free up in
Bedder Road)
o Concrete bollards should be installed on the corners of Buckmaster Road
and also kerbside by the garages in Buckmaster to stop cars parking on
the paths as they currently do.
o Finally dropped kerbs should be installed onto the corners of Buckmaster
to allow wheelchair and disabled scooters access, currently this is very
restricted
Traffic concerns
• Many respondents strongly objected to development at the site as they felt
the area could not cope with additional traffic.
• In particular, respondents had strong concerns about the increasing level of
traffic along Holmers Farm Way, and John Hall way which can get extremely
built up and congested due to the increasingly high numbers of cars visiting
John Lewis, Asda, Adams Park and High Heavens waste site and staff going
to Johnson & Johnson. Any increase in traffic would make it even more
congested.
• The lack of network resilience in the area was also mentioned, as the road
network goes into gridlock when John Lewis sales are on, or when there is an
issue on the motorway.
o Concerns were also raised over the impact of the waste transfer station
and subsequent increase in HGV traffic on the local road network, which
will impact negatively on residents quality of life (noise, windows
vibrations). There was a view that a weight restriction of 3.5 tonnes
should be put onto Holmers Farm Way (still allow buses) Garden fences
could be adjusted so that residents cannot see the traffic.
• Strong concerns were raised over the current inability for emergency services
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to access to area due to illegal parking. Respondents feared a worsening
situation if development goes ahead.
• This was a particular issue for Buckmaster road residents as of the twelve
bungalows on that road, 9 are occupied by elderly and elderly disabled
residents.
• The poor conditions of the roads (potholes) were also a concern
• Traffic calming measures were suggested:
o Puffing or Pelican crossings to be installed in three locations on Holmers
farm road. (1) Between school rear entrance and Buckmaster Road. (2)
Between Davenport Road and Westwood. (3) Between Westwood and
Redman Road.
o Traffic lights to be installed on Cressex road at the roundabout with New
road and John Hall Way.
Noise pollution
• There was a view that a new development will add to the noise pollution,
which is already high due to the motorway and heavy traffic on Holmers Farm
Way.
• Should the development go ahead, financial compensation should be given
to affected residents to install triple glazing.
• An opposing view was that the development would act as noise attenuation
between the existing residential area and the motorway.
Utilities
• There was a minor concern that further development would put extra
pressure on utility services
Ecology
• Concern was raised over the impact of construction works on Red Kites, as
the birds use the site during their breeding season. The red kite is afforded
the highest degree of legal protection under the Schedule 1 of the Wildlife
and Countryside Act 1981 and as such, it is an offence to take, injure or kill a
red kite or to take damage or destroy its nest, eggs or young. It is also an
offence to intentionally or recklessly disturb the birds close to their nest
during the breeding season, of which I believe Wycombe District Council will
be guilty of if they agree to the development of Buckmaster playing field.
• The old bike track is now a haven for wild life and should be kept / tidied up
Flood Risk
• the site falls within source protection zone 3 (SPZ3)
• accommodation of Sustainable Urban Drainage Systems (SUDS) will be
required
• site specific flood risk assessment is required for proposals 1 hectare or
greater within Flood Zone 1
Heritage
• There are no designated assets on or adjacent to this site. However, the
Historic Environment Record should be consulted for non-designated assets,
and the Council's Conservation and Archaeological Advisers should also be
consulted
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Question 29a – Should we allocate part of the playing fields for new office
development?
Total Responses: 13
Support: 4
Object: 8
Comment: 1
Opposition
• Most respondents opposed the office allocation of part of the site
• the Buckmaster site is recognised as an important green space in the
Holmers farm area
• There was a strong feeling that this site should be protected for sporting and
leisure purposes
• There was a strong criticism over what was seen as an oversight of sporting
and or playing considerations arising from such a change of use. This was
seen as a regrettable shortcoming, and contrary to the Wycombe District
Sports Facility Strategy 2009-2014.
• The proposal was also opposed in view of the Handy Cross area
developments.
• Concerns were raised over the access to the site, which is currently from
Holmers Farm way, a narrow residential road with overflow parking from
adjacent residential areas.
• Some argued that there is no justification to develop playing fields for new
office space particularly when so much office space is empty within the
district, and while development companies which own offices are increasingly
converting them into residential accommodation.
Support
• There was a minor support for the change of use, which could complement
Cressex island
• Some respondents were conditionally favourable to the change of use,
provided that a suitable nearby site is found to replace the playing fields
• Respondents were also keen to know of how much use the playing fields get
and whether facilities might beneficially be improved.
Question 29b – If so – what public open space improvements should be made
to offset this.
Total Responses: 7
Support: 2
Object:1
Comment: 4
• Respondents were keen to see more and better quality open space provided
in the area, in order to improve the area in particular for older /young people,
in the form of Allotments, MUGAs etc., and were keen to see the loss of the
playing field compensated for elsewhere in an easily accessible location
(served by local transport and well-provided parking)
• But some respondents were sceptic that any realistic provision could be
made to compensate for the loss of the Buckmaster site which are within
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reasonable access to local residents , as one of the primary considerations
should be the accessibility of public open space and sporting / leisure
facilities. The other open space in the area is Booker Common which cannot
be expanded to compensate for the loss of the Buckmaster site.
Little Marlow Running Track
• At one time Buckmaster was suggested as a site for the running track now
built at Little Marlow.
• To develop Buckmaster for office use would indicate that the siting of the
track at Little Marlow was taken in order to develop the site commercially. If
that were to be so, it would make a mockery of this element of the
consultation.
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HW7 – Cressex Island
Economy
• Concern was raised over the business use of the site, seen as potentially
undermining the town centre economy
• There was a view that the site should be limited for light industrial development
Heritage
• The EH records show no designated assets on or adjacent to this site.
However, the Historic Environment Record should be consulted for nondesignated assets, and the Council's Conservation and Archaeological
Advisers should also be consulted.
Flood Risk
• The site falls within source protection zone 3 (SPZ3)
• new development should accommodate Sustainable Urban Drainage Systems
(SUDS)
• site specific flood risk assessment is required for proposals 1 hectare or
greater within Flood Zone 1
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HW8 Verco,
Q 30. Do you think the Council should adopt a cautious approach to this site, retain
the cleared land for industrial development, mixed use development or just for new
for new homes?
Total Responses: 20
Support: 6
Object: 0
Comment: 14
There was a mixed response to the cautious approach proposed on this site, with a
number of people supporting the redevelopment of the southern part of the Verco
site for housing:
• This would deliver homes in accessible location,
• Mask views of the existing mill building from neighbouring residential
properties, provide a pedestrian route through the site linking to the
development at Ebor Works development
• Provide public open space and protect trees on the sites.
• Contribute towards helping with local parking issues
• Provide community benefit.
• Incorporate a fully open stream bed with provision of publicly-accessible
buffer zones,
• Provide a green corridor between West Wycombe Estate and the path
alongside Millbrook School, which provides access to Desborough Recreation
Ground.
There was some support for a mixed use development and allowing the market to
inform the mix, there was also some support for retaining the site purely for
employment uses
Further issues raised were in relation to any development requiring Flood Risk
Assessment due to surface water flood risk and being flood risk zone 2, any
proposals would also have to be accompanied with a demonstration that both
sustainable drainage and the impacts of climate change are allowed for.
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Site HW9 Compair
Summary of Response
There were few respondents and the concerns were related to water management
issues which would need to be addressed in the developer’s planning stages
Concerns Raised
•
•
•
•

Surface water flood risk
Flood Zone 2
Source protection zone 1 – higher risk of contaminating groundwater (due to
potential land contaminants) supply to local abstraction point
Site adjacent to main river
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HW10 Terriers House
Q31 – Do you think this site should be retained in office use or
redeveloped for residential uses?
Total Responses: 30
Support: 8
Object: 3
Comment: 19
Overall
• There was a mixed view on the future use of the site
• Some people wanted to see the site retained for employment, others
converted to housing, some for a mixed use development. One view was to
let the market dictate.
Support for employment use
Those who favoured retaining the site for employment purposes raised the following
points:
• It is now the only major employment site in the area since the redevelopment
of the Axa Equity and Life site along the road.
• the site is an historical building and has provided exceptional office space for
a large business
• The site should be retained for office use as the open area neighbouring
Kingswood adds greatly to aspect of the area.
• Redeveloping it for residential would be too costly
• Keeping it as an employment site would ensure young professional would not
seek to live in the area as they want to be able to live close to their place of
work.
• The loss of employment land at Terriers House would undermine the Local
Authority’s objectives to encourage business to locate in this area and to
show that the town is open for business.
• There was some criticism over the lack of an economic development
strategy, which would indicate whether this site was deemed suitable for
retention as an office site. In the absence of such strategy, it was felt that the
change of use from office to residential should be offset through provision of
similar / equivalent space within High Wycombe.
Support for residential use
• Those who supported the redevelopment of the site for residential use
argued that for an employment site the location was isolated, not ideal for
business.
• There was a view that if the search for new commercial tenants has already
failed, then it should be converted to residential use.
• As the area is already residential, some felt that a residential development
here could ease the pressure on achieving other residential targets and
avoid Greenfield sites.
• Some argued that there were under-utilised employment spaces in the town
and that WDC rates are prohibitive for business.
Mixed use
• There was a minor support for an upmarket mixed use development, where
the site would be kept in office use, but the historical house might be better
reverted to residential.
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Terriers House in relation to the Terriers Farm Reserve Site
• Some concern was raised over traffic congestion in the area, in particular in
relation to the cumulative impact of the Terriers farm development
• Some respondents felt that the Terriers House could potentially become part
of the Terriers Farm allocation:
o There was a view that if Terriers House was to be converted to
residential, replacement office use should be schemed into the Terriers
Farm site
o There was also a suggestion for Terriers House to become residential if
Terriers farm is used for part residential part cemetery
• An opposing view was that the delivery of a residential development on the
Terriers House Site is likely to happen in the near future, and would be
separate from the adjacent Terriers Farm Site; therefore the delivery of the
two sites separately should not be constrained by emerging Policy.
Heritage
• English Heritage had the following comments to make
o Terriers House is a Grade II listed building and consideration of its future
needs to be informed by an adequate understanding of its significance.
o The acceptability of residential conversion is dependent on how well the
interior survives and how much additional development is needed to
make residential conversion viable. It sits within a generous setting which
is recognised by its inclusion within a conservation area.
o The Council's Conservation and Archaeological Advisers should also be
consulted.
• Other respondents shared the view that any redevelopment of the site should
retain and adapt the 2 listed buildings.
Water
• On the information available to date Thames Water does not envisage
infrastructure concerns regarding Water Supply capability or foul Waste
Water capability in relation to this site.
Flooding
• The site falls within source protection zone 3 (SPZ3)any redevelopment of
the site will require accommodation of Sustainable Urban Drainage Systems
(SUDS)
• site specific flood risk assessment is required for proposals 1 hectare or
greater within Flood Zone 1
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HW11 – Bassetsbury Allotments
Do you think that the site should be redeveloped for residential uses, or used for
community project?
Total Responses: 31
Support: 3
Object: 4
Comment: 24
Overall
There was an overwhelming number of comments supporting a community use
/leisure use/open space
There was some major concern regarding the contamination of the site and
scepticism about remediation opportunities due to a lack of funding.
Community use
• There was an overwhelming number of comments supporting the retention of
the site for community use.
• There was a minor support to retain the site in WDC ownership for open
space leisure use
• Many respondents supported the proposal to reuse the site for a community
project
• A suggestion was made to use the site for an Islamic Garden, including a
garden, an education centre and some limited parking, with part of the site
being shared with the Environment centre.
• Wycombe Environment Centre expressed an interest in using part of the site,
ideally with access to Funges Meadow Nature Reserve for indoor (information
and training centre and community kitchen) and outdoor uses. (wildlife and
biodiversity centre, vegetable garden, outdoor building )
• There was also some interest from the Chiltern Rangers.
• More information on what a community project would entail was sought by
respondents, who were keen for the local community to give further input, in
particular on traffic / access implications.
Contaminated land
• Many respondents raised concerns over the land contamination issue that
exists on this site.
• There was a view that land contamination renders the site unsuitable for
residential development due to potential health issues
• Some respondents felt that if the land can be decontaminated and made
suitable for housing and gardens (where people may grow vegetables) then it
could as well remain as allotments.
• Concerns were raised over the decontamination funding. There was some
scepticism as to whether a funding source could be found.
• An alternative suggestion was to use the site for employment, targeting a
sector such that location would not be a major factor.
Residential development
• There was a minor support for residential development.
• Those who supported residential use felt that the site is in sustainable location
for residential development. It is within the built up area of the District and well
located for the transport links and facilities along the London Road.
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Supporters of residential use argued that contamination remediation costs
would need to be funded by some higher value use: they argued that if it is
not developed (or put into a use that cannot bear the costs of remediation),
then it will remain contaminated.
• There was a view that residential use could be part of a mixed-use scheme
(incorporating potential community facilities and improved public access to the
adjoining Funges Meadow area).
Green Infrastructure Network
• Some respondents felt that the site should be retained and managed as an
informal public open space, accessible to the community, to complement the
adjoining green corridor and the Funges Meadow nature reserve
• Respondents pointed out that the site site forms part of the recently
designated Green Infrastructure Network, so any development must retain
this function; there was a view that this meant only part of the site could be
developed for housing.
• There was a minor support for the site to be part of a green corridor which
would include the reopening of the former railway line.
Flood risk
• The site is partially within Flood Zone 2 and Flood Zone 3
• The site falls within source protection zone 3 (SPZ3) and 1 (SPZ1)
• A site specific flood risk assessment is required for proposals of 1 hectare or
greater within Flood Zone 1
• Accommodation of Sustainable Urban Drainage Systems (SUDS) will be
required.
Heritage
• There are no designated assets on this site. However, it adjoins the High
Wycombe Town Centre Conservation Area and four Grade II listed buildings
lie to the north-east.
• If this site is taken forward, the key development principles should include
respecting the setting of the Conservation Area and these listed buildings.
• The Historic Environment Record should be consulted for non-designated
assets, and the Council's Conservation and Archaeological Advisers should
also be consulted.
Water supply and wastewater
• On the information available to date Thames Water does not envisage
infrastructure concerns regarding water supply capability waste water
capability.
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Site CW3: Slate Meadow
Total Responses: 230
Support: 6
Object: 200
Comment: 24
Objections
•

There was a very high level of objections to development at this site. Issues
raised in objections included the following:
• Flooding concerns
• Concerns over loss of separation between Bourne End and Wooburn
• Traffic and transport concerns
• Concerns over infrastructure
• Environmental impact and impact on wildlife

Flooding concerns
• There was an overwhelming degree of concern about flood risk issues
associated with development on the site. Comments made included the
following:
• The area should be left open in order to prevent flooding, as it is a flood
plain:
• Recent floods show that the area is unsuitable for housing;
• The flood plain currently incapable of absorbing the water in the winter;
• The extra surface run-off would increase the flood risk;
• Building on flood plain, the excess water will have nowhere to go as these
fields act as ‘sponge’ during the winter;
• Concern about the impact on water table levels throughout the Wye
valley, as the recent rains raised the level of the river with a few inches of
breaking its bank adjacent to Slate Meadow;
• Slate Meadow lies within Flood Zone 2 and 1. The selection of this site
would need to be sequentially tested. This site is also bordered along the
south eastern boundary by the River Wye. Safeguarding the river corridor
and its associated buffer zone also has to be considered.
Concerns over loss of separation between Bourne End and Wooburn
• There was a very large volume of concern about the loss of the separation
between Bourne End and Wooburn which would happen were development to
proceed on this site.
• Many respondents stated that Slate Meadow is the natural break between
Bourne End and Wooburn and that it should be left intact.
• Respondents felt that Slate Meadow should return to Green Belt status in
recognition of this separating role.
Traffic and transport concerns
• There was a large volume of concern about traffic impacts of development,
with respondents expressing strong concerns that congestion on the local
roads would result. Comments included the following:
• The route into Bourne End and Wooburn Green cannot bear more traffic:
Local Plan Options Consultation – Feedback Report October 2014

124

•

•

Cores End Road is a terrible bottleneck and there have been numerous
accidents; Cores End Road is too narrow for more traffic as it is already
very dangerous. Large Lorries leave no space for walkers on pavement.
Cores End Road and Brookbank/Town Lane are already gridlocked at
peak times.
• Frank Lunnon Close, Eastern Drive and Stratford Drive are all unsuitable
for the expected volumes of traffic and for buses. Stratford Drive, Frank
Lunnon Close and Willows Road are all already congested, particularly
Stratford Drive as it bears the traffic of St. Paul’s School.
• All roads in the area are single lane and are already congested and this
will only become worse if Slate Meadow is developed
• There are only three narrow roads leading into/out of the area and one of
these has the notorious Cookham Bridge bottleneck. One poorly parked
vehicle can cause gridlock throughout Bourne End, Wooburn Green and
Hedsor.
• Parking at shops in Wooburn Green and doctors surgery would become
impossible.
• A bus route using roads with access to Frank Lunnon Close, Willows
Road and Stratford Drive is not feasible as Stratford Drive is regularly
impassable for normal traffic.
• The roads around Slate Meadow including A4094, Cores End Road,
Brook Bank and Hawks Hill are all narrow and they can barely take the
existing traffic. Many cars and heavy vehicles use the A4094 as a cutthrough from the M40 at Loudwater and the A40 at Holtspur.
There were also many concerns expressed about the impact development on
the site would have on road safety. These included:
• Potentially more accidents on Frank Lunnon Close and Cores End Road
as 4 accidents happened in the last 6 months opposite to the junction. Exit
into Cores End Road from Frank Lunnon Close is almost impossible
during rush hour, forcing vehicles to turn left to roundabout and then turn
360 degree from outside lane.
• Bourne End is used as a throughway by many vehicles, which makes
getting onto the main road from side roads during the rush hour periods
very difficult. The proposed access routes are insufficient and will worsen
the situation.
• Having access to this site partly via Stratford Drive would lead to heavy
traffic on a residential road where many cars park.
• Town Lane and Boundary Road are becoming increasingly difficult to
access and it is only a matter of time before a major accident will occur.
• Traffic congestion is already a major issue both on Cores End Road and
Stratford Drive during school drop-off and pick-up times. Recently 2
children were knocked down by cars on Cores End Road. In addition,
Eastern Drive is very narrow and is used by children going to school.
New housing would worsen the situation.
• There is too much fast traffic on Cores End Road and some serious
accidents happened in the recent years.
• The development would turn quiet local roads into “rat-runs” which would
inevitably be used by commuters trying to avoid A4094. Potential access
onto Slate Meadow through Stratford Drive, Frank Lunnon Close and
Willows will turn these roads into through routes to avoid Cores End
roundabout. It would also encourage traffic to use the local roads to cut
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through between M40 and A404.
Frequent congestion on the M4, M40 and A404 creates a rat-run through
the villages of Little Marlow, Bourne End and Wooburn.

Concerns over infrastructure
• Many respondents raised concern over the impact development at the site
would have on local infrastructure and services, particularly schools and
health facilities. Comments included the following:
• Both St. Paul’s and Clayton’s Primary Schools are already
oversubscribed.
• Local doctor and dental surgeries are already under pressure from an
increasingly aging population.
• The waiting time of a doctor’s appointment is currently 3 weeks.
• The doctor surgeries do not have the physical space to increase the
number of doctors available
• New residents would have poor access to local amenities
• Negative impact on community service;
• Existing sewage system cannot cope;
Environmental impact and impact on wildlife
• Many concerns were expressed over the environment impact of development
on the site, including on the following issues:
• Traffic and noise pollution brought by the housing development.
• The beauty of the conservation area would be spoiled.
• Green spaces are important for the health wellbeing of the residents,
particularly children.
• The area is a designated village green and should be protected as such
for local people to enjoy as a recreational resource.
• Additional homes will increase population density and consequently
reduce the quality of life.
• It is not fair to take green space away from future generation just because
of the nationwide housing shortage.
• The habitats for wildlife such as owls, deer, foxes, rabbits, badgers and
birds would be disturbed. Wildlife makes the whole area come to life in
summer and offers a learning experience for children from St. Paul’s
Economy/Employment
• New residents will not move here for employment opportunities as the local
economy does not create new jobs.
• The development would only benefit the landowners and developers with
short term profits.
• Building new homes is short-sighted and would benefit the economy in the
long run.
• Building new housing would not create jobs as most current residents of
Bourne End do not work locally.
Build Elsewhere
• Locations suggested as better places to build included:
• Derelict brownfield sites
• The area adjoining Town Lane to the west could be the site for some 2storey blocks of affordable flats.
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•
•
•
•
•

The parade in Bourne End
Giving priority to housing instead of unwanted supermarkets like Tesco.
There are many empty offices in Bourne End and other places nearby.
The old police station should have been used for affordable housing
instead of building Tesco Express.
Existing empty or under-utilised public housing
Run-down housing in High Wycombe, brownfield sites and trading estates
with more development potential.
More emphasis should be given to High Wycombe town centre as it is
within short commuting distance from London and soon to Oxford, e.g.
high rise developments with apartment of high quality mixed with
commercial premises and offices

Other suggestions and comments
• There were a number of other concerns expressed by respondents, including:
• Extending St. Paul’s Primary School.
• Building retirement houses on the current site.
• Some land would be better used to develop a school drop-off point away
from the main road creating a safe area for children.
• If the Village Green were re-sited adjacent to the river a further access
road to the proposed development could be provided from the existing
spur to Stratford Drive
• The separation of Bourne End and Wooburn Green would be most
effectively achieved if the housing development was halved and the size
of the Village Green doubled.
• A bus route through the development is unnecessary as the existing bus
route along the A4094 already has bus stops close to Stratford Drive.
• WDC should sell Green Belt that has to be sacrificed to individuals who
wish to build their houses according to their taste. In contrast to large
developers, individually built homes will maintain the rural character and
offer opportunities to local labour and apprentices.
• Development of the disused railway could provide links for pedestrians
and cyclists avoiding the busy main roads. Any planning should consider
providing extensive public space adjacent to the River Wye which would
help with village separation and maximise the natural environment along
the river.
Other general comments/concerns
• Current residents would be forced to move out.
• New housing would reduce the value of existing residential properties;
insurers would raise premiums of houses built on the site as flood risk rises.
• Additional homes will only serve to reduce the desirability of this area, will
increase crime and make the area unsafe.
• Most local development seems to be expensive homes which will do little to
meet the needs of first-time buyers.
Support
•

There was a very low amount of support for development at the site.
Comments included that it is a long standing Reserve Site and that it is
excluded from the Green Belt.
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Question 33a: How should the separation of Bourne End and Wooburn most
effectively be achieved, whilst delivering housing development? Should this
separation be achieved through the use of the Village Green and, if so, how?
•
•
•

Respondents to this question generally felt that Slate Meadow is the natural
break between Bourne End and Wooburn and that it should be left intact.
Many were of the view that Slate Meadow should be returned to Green Belt
status and no housing should be built on it.
Respondents stated that the Village Green could not achieve separation on its
own.

Question 33b: Should the site provide an alternative route for through traffic
through the site?
•
•

There was a general concern about that the development would turn quite
local roads into through routes.
It was said by some respondents that some minor roads such as Stratford
Drive were already used by many vehicles as throughways.

Question 33c: Should the site provide a Park and Walk facility, to provide
parking facilities for people using the Village Green and nearby St Paul’s
Primary School?
•
•

There was some support for a “Park and Walk” facility as respondents
highlighted that parking is very difficult at St. Paul’s, particularly during school
drop-off and collection times.
Some respondents were opposed to the idea, pointing out that the parents of
pupils at St. Paul’s should not insist on driving to the school.
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M1 Globe Park
Total Responses 11
Supporting 1
Objecting

1

Commenting 7
Overall there were a number of comments made in relation to this site rather than
outright support or objection
It is recognised that the site is in a prime location with access onto the A404, but
comments also pick up on the problems the site has, these are:
•
•
•
•
•
•

Poor access into the site at peak time and associated congestion
Limited on-site parking
Lack of small starter units for new businesses
Poor access to Marlow town centre
High levels of vacancy
Concerns about capacity of strategic road network and A404 junction

There are also suggestions that land on the edge of the park could be developed for
housing particularly close to the station where there some long term vacancies, that
a park and ride could be provided in the park, that before a new business park is
built Globe Park should be improved
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CW5 Glory Park Should this site be retained for employment uses?
Q34 -Should this site be retained for employment uses?
Total responses : 42
Support: 13
Object: 14
Comment: 15
There was a mixed response in favour of retaining this site in business use and
redeveloping it for housing.
Issues raised in support included:
• The space was required to provide jobs,
• Inducements were needed to encourage companies take up the empty space,
• The parking provision should be reviewed.
Objections to retaining the site as an office location included:
• The site was cleared and ready for construction,
• Has good road links
• Could increase public access to the water course and natural environment
• Could be considered as a brownfield site
Other issues raised related to traffic impacts, flooding and potential historic interest
on the site and that it could be used for a mixed use development.
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Site CW6: Harvest Hill/Hawks Hill
Total responses : 54
Support: 3
Object: 2
Comment: 49
Question 35: What policy approach should be established for the Hawks
Hill/Harvest Hill area?
a) One based on the existing Local Plan Policy C16, or a revised version of
that policy?
b) One which extends the coverage of Green Space designations,
potentially through the Local Green Space designation introduced by
the NPPF?
c) A less strict approach which allows development on these areas?
d) Any other approaches?
•

•

•
•

The vast majority of respondents to this question supported a continuation of
the approach enshrined in Policy C16 in the area around Harvest Hill, Hawks
Hill, Widmoor, Kiln Lane and surrounds. Comments made in support of the
policy included:
• That the policy has been successful
• That it has allowed only limited development of appropriate houses on
larger plots
• It has prevented division of existing plots and the infilling of existing open
spaces
• It has recognised the importance of rural characteristics of the area such
as hedges, banks, trees and sunken lanes
• It has prevented the introduction of urban characteristics into this country
area
• It offers adequate protection of the density and form of the area
• It prevents creeping urbanisation and protects the characteristics of this
semi-rural area by limiting development to low density, well landscaped
and individual homes on large plots whilst recognising the importance of
the designated areas of Green Spaces
• Respondents stated that Green Spaces provide multi-functional benefits
– for wildlife and for the health and well-being of local people and
communities. Sappers Field was highlighted as a particularly important
area for recreation.
• C16 is close to the Grade II Hedsor House Registered Park and Garden
and therefore the protection of the area’s character is welcomed.
• The basis for the policy is sound and has been vigorously tested over
time with detailed evidence examined at various public inquiries and
there is no justification for its removal or replacement.
A small number of responses stated that, whilst Policy C16 had attempted to
control development, it had often failed to do so and that it therefore needed
to be tightened up. There were a few suggestions that Green Belt designation
should cover the C16 area.
There was a significant amount of support for extending the coverage of
Green Space designations, with a small number of responses supporting the
use of the Local Green Space (LGS) designation to do so.
A small number of responses objected to the extension of Green Space
designations. Comments pointed out that there was no evidence to support
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•
•

•

such an extension, that it would be illogical to not also consider whether the
areas already designated include areas which should have their designation
removed, and that to have two types of Green Space designation is illogical,
and that the LGS designation is the only one which the government advice
recognises and so should form the basis of the review.
Only one response supported a less strict approach, on the grounds that there
is no justification for there being any restrictive policy in the area. One further
response suggested that the policy should be written in a more positive way.
There was a large amount of opposition to a less strict approach. Comments
in objection to this included that such an approach would:
• Allow development and, by definition, urbanisation of both the
designated Green Spaces and the informal green areas within and
adjacent to the C16 area
• Reduce the semi-rural character of the area
Other comments included that
• The need for sensible-sized homes appeared to have been overlooked
• What was needed is a restatement in NPPF compatible terms of the
intentions behind C16, and that this could be an area-specific articulation
of the Requiring Good Design section of the NPPF.
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CW4 Westhorpe
Q36 Would you support a new business park on land adjacent to the Westhorpe
interchange?
Total Responses: 87
Support 17
Object 54
Comment 16
The majority of responses to the proposed business park were objections, the issues
raised in relation to this were:
•
•
•
•
•
•
•

There are vacancies on existing business parks, especially Globe Park,
Marlow, as well as in Bourne End and Cressex that should be utilised before
considering development here
The Glory Mill and Handy Cross sites should be developed first along with
upgrading other existing areas
Land could be allocated in Stokenchurch by the M40.
Reasons why companies had left Marlow needed to be addressed
Jobs should be created closer to new housing areas or areas of high
unemployment, Marlow would not be able to match the jobs with homes or
infrastructure
New working practices challenge the need for a new business park
Development here also contradicts the Council’s adopted position in relation
to proposals to re-locate Marlow Football Club in the same area.

Great concern was also expressed about developing in the green belt as this was felt
to be contrary to national policy and would lead to further development in the area of
green belt between Marlow and Bourne End, impacting on Little Marlow as well as
being contrary to statements made at the time when the running track was proposed
by the District Council. The existence of vacant offices also meant that releasing
green belt for new business development could not be justified. A number of
responses also raised the issue that the A404 represented a definite boundary both
fro Marlow and the green belt.
Great concern was also raised in relation to whether a new business park would be
compatible with the provision of a country park in the same area, with the point being
made that the proposed development would conflict the adopted SPG and as such
the two were not compatible. The area identified for development could also overlap
with the best area in landscape terms. The impact of any development on the setting
of the AONB, wildlife, existing residents, Westhorpe House, farmland and generation
of pollution were also raised as concerns.
The issue of impact on the surrounding road network in terms of the A404 and
A4155 which already experience problems was of great concern, along with
resolving the access problems that Globe Park already experiences. A number of
responses also raised the lack of public transport in the area, danger of accidents
though increased traffic and lack of accident and emergency facilities in the area.
Concerns were also raised in relation to impacts on water supply, sewer capacity
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and the fact the site is in floodplain. There was also an alternative proposal for
housing on the site mixed with small offices rather than a business park.
The responses supporting the proposed allocation identified that Marlow is a good
location for a new business park, that there are no biodiversity or topographical
constraints, but development here should have links to the new park and ride at
Handy Cross and be supported by improvements to the surrounding road
infrastructure resolving existing problems. In terms of flooding the point was made
that a business park was compatible with the level of flood risk and could be
developed and maintain the separation between Marlow and Little Marlow.
Other issues raised relate to the design of any new development in that it should not
be detrimental to the area being designed to fit in using green roof’s for example,
should be limited to the area around Westhorpe House or adjacent to the Crowne
Plaza with direct access to the Westhorpe interchange. It was also raised that any
development should complement Globe Park and include other uses such as leisure,
recreation and sport uses as well as a park and ride facilities for Marlow.
There was also a suggestion that development here should be matched residential
development at Marlow.
36b Would you agree that the Handy Cross development should be
significantly complete before development here?
Total responses : 36
Support: 24
Object: 2
Comment: 10
There was great support for not commencing any development at this location before
the Handy Cross development was complete. There were a number of reasons for
this most of which relate to the fact that this could identify that here would not be any
need for a new business park as well as seeking to see other fully utilised first.
The point was also made that development of the business park could also support
complementary elements of the Handy Cross development such as the public
transport hub.
Other Comments that were made were that there are no water supply or sewage
infrastructure issues affecting this area and any development would be subject to a
Landscape and Visual Impact Assessment to assess suitability in the setting of the
AONB.
The proposed allocation would also need to be supported by:
• an assessment of contamination risk from both historic and proposed land
use;
• an assessment and design to incorporate sustainable drainage techniques;
and;
• a flood risk assessment.
As a result of being in flood zone 2 and source protection zone 2
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South West Chiltern Area
Q37c – Is there scope for village expansion in this area? If so where?
Total responses : 22
Support: 10
Object: 3
Comment: 9
Overall
• there was overall a support for this option
• As for option 4, and question 14, this was mainly in favour of modest, not
major, development as it was considered that there is little scope for village
expansion in this area.
• A village by village approach was recommended
• Expansion of these ageing villages appears essential to balance communities
(young people and children)
Affordable housing
• There was some support for rural affordable schemes for local young people.
Design
• New housing must reflect the character of existing built up area and must be
sensitive in quality and sensitive in scale
Environment
• respondents stressed their opposition to major development in the AONB
Infrastructure
• Some development was deemed acceptable provided it is linked with
adequate infrastructure.
Sites / areas
support
• The main support was for expansion in Stokenchurch, which would benefit
from business and residential development
o site off Mill Road
o site at Wood Farm
o Wallace Hill Farm, Getty Estate (Wormsley estate)
• There was also support for expansion at Lane End (business and light
industries could be redeveloped at higher densities for local entrepreneurs)
and along the A40 towards Studley Green
• There was some support for development in the Wycombe Air Park area;
• site at Clay Lane
• The capacity to expand Marlow Bottom was questioned, due to the AONB
boundary
opposition
• Forty Green (see Green Belt section) : concerns were raised over
environmental impacts, road access and safety, schooling and drainage issues
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NW1 Molins
Total responses : 21
Support: 12
Object: 2
Comment: 7
The majority of responses supported redevelopment of this site for housing, the
development principles were supported.
Issues raised included that development needed to be sensitive to:
• Impact on the AONB and sensitivity of the site as viewed from surrounding hills
• A Bowl Barrow on the site
• Subject to capacity of local infrastructure
• More than 200 homes could be built on the site,
• There should be a mix of uses,
• The site should be considered in the context of Saunderton as a whole with West’s
Yard and the land between the two sites.
• A cycle path to Princes Risborough also be provided.
It was commented that a Flood Risk Assessment to assess surface water flood risk would
be required and as the site is in source protection zone 2 an assessment of contamination
to assess risk of pollution would be required. Any proposals would also have to be
accompanied with a demonstration that both sustainable drainage and the impacts of
climate change are allowed for. It was identified that were no water supply issues, but
concerns about waste water infrastructure capacity.
There was some objection to the site being redeveloped on the basis that the proposed
number of homes were too many for the local infrastructure and that the current access to
the A4010 Wycombe Road is inadequate.

Local Plan Options Consultation – Feedback Report October 2014

136

NW2 West’s Yard
Q38 – Bearing in mind the difficulty of finding sites for these types of business,
should this site be protected for industrial uses or redeveloped for residential uses?
Total responses : 31
Support: 8
Object: 15
Comment: 18
Overall
The majority of the respondents support the site being retained in industrial use for
the following reasons:
1.
2.
3.
4.

Nature of employment offered.
The site should be protected for small-scale industrial uses.
Many units of this type were lost when the Princes Estate was redeveloped.
This is a long established business and should be encouraged to continue.
Any replacement employment uses should not expand beyond the present
boundaries.

The arguments that the site should be redeveloped for residential use:
1. This site is no longer viable for employment generating uses due to a number
of locational, physical and market orientated constraints and is therefore a
potential housing delivery site.
2. Biased question in relation to West Yard and retention as employment site –
conflict with the NPPF para 22
3. Viability assessment contains methodological flaws/incorrect details
4. PBA recommendation contradicts viability evidence – conflict with NPPF
5. There are other more attractive “yard” sites in the district
6. Site has significant vacancy
7. Site meets DM5 policy test and should be redeveloped for residential uses
8. This site is more suitable residential housing development.
9. The residential housing problem should be given priority and the site helps
solve the problem.
Other issues raised in relation to this site are concerns about the access, flooding
close by under the railway bridge and parking at the station and as the site is in
the Green Belt it should not be redeveloped.
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NW3 – Longwick village
Total: 41
Support:15
Object: 11
Comment: 15
Overall
• There was some support for development at Longwick
• Respondents pointed out that it is not in the AONB or Green Belt and is
close to larger settlements and good transport links
• Respondents were however more keen to see infill development within the
village envelop rather than greenfield expansion
• Respondents felt that the right level and location of development should be a
matter for local residents to decide after local consultation.
• Respondents were keen to see community cohesion and character of the
village maintained
Settlement separation and impact of Princes Risborough expansion
• Decisions about Princes Risborough expansion have a bearing, since the
largest scale of development at Princes Risborough would bring it in close
proximity to Longwick, and the appropriate relationship between the two
settlements would need to be determined.
• There was a perceived risk that Longwick would merge with princes
Risborough and lose its village feel to become a suburban sprawl
• Respondents were therefore keen to maintain a clear and unambiguous gap
• Some respondents felt that development at Longwick should happen after the
PR expansion and resulting improved connectivity
• Longwick was suggested as an additional cluster to the Princes Risborough
expansion by a respondent
Housing
• Respondents were keep to see provision for the elderly and young families,
as there is an affordability issue in the village
• Any development should be well designed and in character with the
surrounding area.
• There were some concerns that the sites proposed would be piecemeal
development , therefore not bringing any benefit in terms of infrastructure,
but on the contrary overburdening it
• Some supported development here as an option to relieve pressure at
Princes Risborough , arguing that smaller allocations in comparison to PR
large expansion ) are better in terms of making use of existing infrastructure,
local services and transport link
Employment
• Concerns were raised over the lack of realistic potential for increased
employment in the village and the resulting commuting further development
would engender
• there was an aspiration for a few more shops, enticing café/farm shops,
horticultural ventures and jobs for skilled ex-furniture workers
Traffic
• There was some strong concern that additional houses would put more
pressure on the already overloaded surrounding roads, particularly Thame
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and Aylesbury roads.
The traffic volumes on the Thame Road (A4129) have increased greatly
since the expansion of Thame and the opening of the M40.
• There is already pressure on the Thame Road A4129 at peak times and
when the school closes. A greater development would increase problems.
• Traffic flow through Longwick is a real concern and respondents were
concerned that the alternative route at PR may encourage more traffic
through Longwick, for access to the A41 or Wycombe and the south.
• The road network around Longwick is under pressure from the existing traffic
flow and this may be seen from the broken road edges and verges.
Infrastructure
• The lack of public transport was seen as an issue by some respondents,
despite the existence of a community bus
• There is a heavy reliance on cars / taxis to go to to Risborough
• A footpath from Longwick to Princes Risborough could be upgraded into a
footpath and cycle route to the station and the town
• Longwick primary school has capacity for more young children and, being on
a large site, could be expanded if required.
• there was some concern over the ability of the few current facilities to cope
with a rapid expansion
• an opposing view was that the local shop/post office would benefit from
increased footfall from these developments
• A respondent felt that the village was a sustainable location for development
as the village benefit from a general store/post office, petrol filling station,
primary school, play area, public house and a sports club and is near Princes
Risborough
• sewage capacity issues in the area were raised as an issue, and adequate
sewage provision will be required for any new development
• there was a concern over electricity supply, as the area experiences frequent
power failures
Flood risk
• the village is in or partially within Flood Zone 2 and 3
• accommodation of Sustainable Urban Drainage Systems (SUDS) in new
developments will be necessary
• site specific flood risk assessment is required for proposals 1 hectare or
greater within Flood Zone 1
• an ecological buffer zone near main river will need to be maintained
• concerns were raised over current drainage capacity in the area
Landscape
• any development would need adequate landscaping as it would be visible
from the Chilterns
Heritage
• there are several listed buildings in the village
• if sites go forward, key design principles should include respecting the
significance of these designated assets and their settings.
• The Historic Environment Record should be consulted for non-designated
assets and the Council’s conservation and archaeological services should
also be consulted
•
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Q39 – Should Longwick village be considered for more homes?
What would be the right level of development for the
village and where would it be most appropriately located?
Total: 19
Support:8
Object: 4
Comment: 7
Land north of Williams Way
Supporting comments mentioned:
• the site is flat
• there are no flooding issue
• it has low agricultural value
• it is in the centre of the village
• bounded by the Williams estate to the south, railway line to the west, houses
alongside the A4129 to the east and Walnut Tree Lane to the north
• Immediate proximity to the playing fields, village shop, scout hut and primary
school.
• The site could potentially accommodate around 180 homes and associated
open space and landscaping, with access proposed to be taken off Barn
Road/Boxer Road.
• the site is undeveloped and in single ownership, and could come forward in
the next 5 years
Objectors to the site raised the following arguments:
• The land is susceptible to surface water flooding and drainage issues.
This could exacerbate nearby stream water run off / flooding issues
• Access to the land would be via Chestnut Way, Boxer Road and/or Williams
Way, which don’t have any lighting.
• Increased traffic movements could cause traffic safety issues. Chestnut Way
is a ‘B’ class road and is used moderately heavily especially during peak
times. Boxer Road and Williams Way are relatively narrow 70’s estate roads.
Another access to the land might be obtained from the end of Walnut Tree
Lane, but the junction with the Thame Road is already difficult to negotiate for
traffic, and the village school is accessed off Walnut Tree Lane too.
• There was also a concern over the loss of views over open countryside and
wildlife and the loss of green space /recreational space
• There was a major concern that developing this site would be out of
proportion to the size of the village / out of character and would change the
area completely.
South of Sawmill Road
• There was some support for a small development south of Sawmill Road (20
or 30 homes), which would keep the village compactness.
• The site could be suitable for low cost houses to allow young couples to stay
in the area.
• the site is at walking distance from the local school and shopping facilities
Bar Lane area
• There was a view that land north of Bar Lane alongside the Sawmill Road
site could accommodate up to 100 homes, with a small commercial site at
Briants Yard. Appropriate positioning of the access points could relieve some
through traffic.
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•
•

Some respondents feared that development in Bar Lane could be seen as
opening up a green field area for uncontrolled development, but thought that
if this fear could be allayed it might be more readily accepted.
Others felt that Bar Lane should definitely be ruled out on the basis of
flooding/drainage and traffic issues, including a poor junction with the A4129.
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NW4 – Uplands
Total: 10
Support:1
Object: 1
Comment: 8
Issue raised
Overall
• There were mixed views on the redevelopment of this site.
Housing
• Some felt that Uplands should be redeveloped (sensitively) as a residential
site.
• Those in favour were keen to see smaller dwellings rather than large,
detached executive houses.
• The suggested number of 30 dwellings was challenged on the basis of the
recent refused application which was for 16 dwellings
• Some respondents felt housing would be unsustainable because of its
isolated position away from local amenities.
Environment
• Any development should be sensitive to the Green Belt and AONB
• The site lies in a very sensitive position on the ridge of the Hughenden Valley
in the AONB and GB
• Any redevelopment on this site must remain appropriate to its very visible
AONB and Green Belt location. Much of the site is woodland and it has good
green corridor links to other local sites of wildlife value
Transport / Connectivity
• Connecting the site to nearby communities will be important.
Heritage
• The site was seen as an architectural asset by some respondents
• No designated heritage assets on or adjacent to the site. however the
Historic Environment Record should be consulted for non-designated assets,
and the council’s conservation and archaeological advisers should also be
consulted
• Should development be forthcoming on this site, full account should be taken
of the heritage assets whilst potentially allowing for use of the previously
developed part of the site (that occupied by buildings only).
Waste Water
• On the information available to date Thames Water does not envisage
infrastructure concerns regarding foul Waste Water capability in relation to
this site.
Flood risk
• Sustainable Urban Drainage Systems (SUDS) will need to be accommodated
on site
• A site specific flood risk assessment is required for proposals 1 hectare or
greater within Flood Zone 1
• The site falls within source protection zone 3 (SPZ3). The redevelopment of
these sites within a source protection zone is more sensitive so will need
careful consideration.
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Opposition
• inappropriate development in the Green Belt and AONB
• loss of local employment
• loss of the venue and meeting rooms used by local businesses
• increase of traffic onto a fast, narrow road with sharp bends, posing a safety
threat
• loss of countryside and wildlife
• Impact on already overcrowded local amenities – e.g. doctors, schools,
dentists etc.
• loss of a historic house with connections to Hughenden Manor and Disraeli
• the development is in an isolated position, on a fast road with no pavements ,
where even the smallest journeys (buy a newspaper, get a pint of milk) will
have to be made by car, adding to the already congested junctions at Cryers
Hill and the bottom of Four Ashes Road
• affordable housing should be included in any future application
• If permission is granted, provision for safe access other than by vehicles
should be constructed before any building works were to commence,. a
footpath to the site should be a condition of development.
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PR2 Park Mill Farm (including questions 40a-c)
Total responses: 92
Support: 32
Object: 53
Comment: 17
Issue raised
Overall
• Overall concerns about development of this site were similar to those raised
about the major expansion of the town, for example: brownfield sites should
be developed ahead of greenfield; integration across the railway line;
adequate and timely infrastructure provision; transport impacts; enough local
jobs etc. Similarly there was a concern that once the railway line was
breached there would be no limit to development.
• Many felt there should be no development on the other side of the railway line
at all.
• There was also concern or confusion as to why this site is being considered
when it had already been rejected twice at enquiry.
• Support for the development of this site was mixed but tended to be for this
development alone, or for this site together with PR3, in preference to the
wider expansion of the town west of the railway line. Some maintained a
preference for developing PR3 over Park Mill Farm.
• This site should not be considered for development until existing sites within
the current town have been completed.
• Others maintain that the development of Park Mill Farm would be a
proportionate increase in the town, that it would revitalize the town centre and
bring improved bus and rail services. They claim that the natural boundary to
the town is not the railway line but historic field boundaries. The linear growth
of the town to the east of railway line has contributed to the decline in the
town centre.
Environment
• Trees should be provided as a buffer between the development and
Longwick. This could also mitigate flood risk.
• There are groundwater flooding issues on Summerleys Road
• Provision of green spaces, woodlands and ponds will increase diversity and
amenity on the site.
• By contrast, some felt that the loss of the fields at Park Mill Farm would be a
loss of an existing green asset as it is high grade agricultural land.
• There should be a buffer between development and the stream.
• Flood risk assessment should be included in the key design principles for the
site.
• The view from Whiteleaf Hill and the AONB would be ruined.
• English Heritage advised that the Historic Environment Record should be
consulted for any non-designated heritage assets on this site.
Transport
• There was concern about extra traffic impacts on Summerleys Road,
particularly with the low railway bridges and traffic signals, and on the
Longwick Road.
• Better, and new, transport routes for bus, cycle and walking should be
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provided, such as new cycleways which will improve access to the town from
surrounding villages like Longwick. Cycle routes should also connect the
development to key destinations within the town (i.e. railway station, schools,
shops, healthcare etc.)
• Existing Public Rights of Way should be protected and the network
strengthened with new footpaths and cycle links.
• A safer alternative to the existing railway level crossing should be provided –
a diversion, footbridge or underpass.
Infrastructure
• The site should include extra GP capacity, a school, and a restaurant / pub.
• There is a need to demonstrate an adequate water supply for this
development, and that existing waste water infrastructure will not be
overloaded. The impact of the existing sewage works on proposed
development must be addressed.
• An existing electricity substation may need to be relocated.
Economy
• Some felt that provision of jobs would be essential to the success of the
development, buffered from residential areas by shops.

Question 40a – How could the site be successfully integrated into the rest of
the town, including links to the town centre?
Total responses: 11
Support: 3
Object: 0
Comment: 8
• There was some scepticism that development could be successfully
integrated.
• Good pedestrian and cycle links
• Good road links to the town centre, supported by some free parking
• Junction improvements at the Longwick roundabout and where Shootacre
Lane joins the A4010 would be needed; a mini-roundabout on the A4129
• More strategic infrastructure would be needed before any development could
take place – a bypass for Princes Risborough and the dual carriageway of the
A4010 from Aylesbury to High Wycombe.
Question 40b Should small scale retail development be included to serve the
development?
Total responses: 11
Support: 3
Object: 0
Comment: 8
• It was recognised that retail within the development should not detract from
the town centre, so should be limited to a small scale such as a small food
shop / newsagent.
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•

Some were concerned that small scale retail would be unlikely to be
successful, citing the example of the Place Farm parade.

Question 40c – Should the adjacent business area be redeveloped / relocated
to provide better access to the site, and scope for more residential capacity?
Total responses: 11
Support: 5
Object: 1
Comment: 5
•
•

There was general support for retaining employment opportunities as far as
possible.
Relocation could be problematic – where would this be suitable?
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PR3Land North of Longwick Road and Mill Lane
Total responses: 106
Support: 15
Object: 61
Comment: 30
Overall
• Overall concerns about development of this site were similar to those raised
about the major expansion of the town, for example: brownfield sites should
be developed ahead of greenfield; integration across the railway line;
adequate and timely infrastructure provision; transport impacts; enough local
jobs etc. Similarly there was a concern that once the railway line was
breached there would be no limit to development.
• Many felt there should be no development on the other side of the railway line
at all.
• Many felt development on this site was preferable to the development of Park
Mill Farm as the town could support this level of development and it could be
more easily integrated.
• Alternatively, there was also quite a strong view that this site should not be
considered until development at Park Mill Farm is complete.
• Others considered that the smaller plots to the west of Risborough should be
considered as a whole.
• Development here would lead to the coalescence of Monks Risborough with
Princes Risborough, and Askett with Monks Risborough. There would be
adverse impacts on Cadsdean.
• Some expressed a desire that any affordable housing provision should be
prioritised for local people.
• Development here should only be small-scale – say 50 homes.
Environment
• Provision of green spaces, woodlands and ponds will increase diversity and
amenity on the site.
• There is a very strong overall concern around surface water and ground water
flooding in this area.
• There is not enough capacity at the Longwick pumping station during floods.
• There is a need to demonstrate an adequate water supply for this
development, and that existing waste water infrastructure will not be
overloaded.
Transport
• There was concern about increased traffic on local roads, particularly
Longwick Road, which would be intensified by potential construction traffic for
HS2.
• Further afield, there was concern about strategic traffic movement in this area
on its way to/from the M40.
• Many transport concerns are focused around Mill Lane:
o Lack of footways on key stretches
o Flooding under the railway bridge
o Consequently a risk in icy weather as this road is not gritted
o General parking issues leading to congestion and visibility / safety
problems, particularly around St Dunstan’s Close
o Safety concerns intensified close to children’s playground
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•
•

o Safety concerns around junctions with Crowbrook Road and Place
Farm Way
o Used as a rat-run between A4010 and B4009
o Access to development should preferably be taken off the Lower
Icknield Way (B4009) or any new road link.
o Junction with A4010 particularly sensitive as close to the primary
school.
Crowbrook Road would be used even more as a rat-run – people divert here
because it’s easier to get onto the A4010 at the Askett roundabout rather than
waiting at the priority junction of Mill Lane with the A4010.
Better, and new, transport routes for bus, cycle and walking should be
provided, such as new cycleways which will improve access to the town from
surrounding villages like Longwick. Cycle routes should also connect the
development to key destinations within the town (i.e. railway station, schools,
shops, healthcare etc.)

Infrastructure
• Extra infrastructure needed for development should be focused within in the
town rather than in the new development so as not to detract from the town
itself.
• There is concern that land north of Mill Lane has poor access to existing
facilities.
Economy
• Some felt that provision of jobs would be essential to the success of the
development.

Question 41a – Should the site be treated as one single site? Or should North
of Longwick Road be treated as a separate site to Mill Lane?
Total responses:12
Support:3
Object: 5
Comment: 4
•
•

On the whole, there was a slight public preference for treating the sites
separately.
Nevertheless, some felt there were benefits in treating the sites together: to
increase cohesion; to increase potential for mixed-use, including employment
and retail; and to make a full assessment of the cumulative impacts of
development, particularly around transport impacts.

Question 41b – How could the site be successfully integrated with any
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development on Park Mill Farm, should that happen?
Total response:12
Support: 3
Object: 5
Comment: 4
•
•
•

Further consultation should be undertaken on the detail of this
Better / new public transport routes should be provided, together with new /
improved cycling and walking links
It could be difficult to achieve integration across the A4129 as it is a busy road

Question 41c – How could the site be successfully integrated into the rest of
the town, including links to the town centre?
Total response:8
Support: 3
Object: 1
Comment: 4
•
•
•

Some felt the railway line was an insuperable barrier.
Provision of adequate transport links supplemented by pedestrian access
With careful consideration to what is there already and proper consideration of
new road networks.

Question 41d – Should small scale retail development be included to serve the
development?
Total response:7
Support: 4
Object: 0
Comment: 3
•
•
•

Overall, this was supported as being fundamental or essential to new
development
Some felt retail provision would militate against integration
Some felt that it would be unlikely to be successful, based on experience of
the parade at Place Farm.
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PR5 Picts Lane
Total response :63
Support: 42
Object: 5
Comment: 16
Overall
• There was generally strong support for the development of this site, especially
in preference to building west of the railway line
Environment
• There should be a requirement for a flood risk assessment
Transport
• The site is ideally located for commuters.
• New links (paths and cycleways) should be created to improve connection to
the town centre (and for other commuters).
• Road and junction improvements will be needed on all approaches.
• The footway on Picts Lane is overgrown.
• Adequate and affordable parking should be provided at the station.
• Some felt that the roads around Picts Lane are not big enough to cope, and
the station is too small.
• How can the route of the potential new relief road be secured if planning
permission is granted before this plan is finalised? Some felt the site should
not accommodate a relief road.
Infrastructure
• Green space should be provided as well as housing – safe play areas for
children
• Development should be required to demonstrate that there is adequate water
supply capacity.
Question 42 – Do you agree that this site should be protected for employment
uses or should be a mixed use site including residential uses?
Support: 4
Object: 1
Comment: 4
•
•
•
•
•
•

There were mixed opinions about this.
Some felt that some mixed use or employment space would be ideal, even if
only a few small businesses.
A good reason for building homes here is that it is close to the station and
therefore ideal for commuters (so reducing impact on local roads).
However, proximity to the station could also be good for businesses and many
felt that as many employment opportunities as possible should be retained in
Princes Risborough to prevent it becoming a commuter town.
Some felt this could be a successful location for a market on one day a week.
The land could be used as a transport hub for connecting bus services.
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PR6 Leo Pharma/Hypnos
Q42 Do you think that this site should be protected for employment uses or should
be a mixed use site including residential uses?
Total Response: 42
Support:13
Object:1
Comment:28
Overall there was very strong support for retaining this site in employment use for
the following reasons:
• Opportunity to provide local jobs,
• Site is close to other potential residential development sites
• Offers the opportunity for businesses to cluster on one site.
• Further market testing and the need for an economic strategy were also
highlighted.
There was also a degree support for a mixed use development on the site and some
for a wholly residential redevelopment of the site.
Other comments made relate to redevelopment of the site being linked with
development on the Park Mill Farm site as well as the ability of the sewerage
network to cope with redevelopment of the site for housing.
Any development would also require a Flood Risk Assessment due to surface water
flood risk and being flood risk zone 2, any proposals would also have to be
accompanied with a demonstration that both sustainable drainage and the impacts of
climate change are allowed for.
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PR6 HCA Land Princes Risborough
Total Response: 16
Support:9
Object:1
Comment:6
The majority of responses favoured retaining this land for employment comments
made included
• Protect for light Industrial use
• Small high tech businesses or high value engineering could locate here
• Site offers potential for local jobs
• Scope for fewer traffic movements compared to larger companies
There were also suggestions that it could be developed for residential uses if there
was no market for employment and due to close proximity to station and town centre.
Concerns were also raised about the visibility of the site from the AONB and the
need for suitable design and appropriate materials
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Economy Study
Total responses: 98
Support: 11
Object: 38
Comment: 49
Overall
There were concerns that the study did not represent a sound evidence base as it is
draft, does not address the changing nature employment and role of commuting and
raised concerns about how the link between the amount of land required and homes
was formulated.

Forecasts
There was strong support for the balanced jobs scenario and matching jobs with
housing growth, this was linked with the importance of preventing further job losses
as well as stabilising the economy. There was also equally great concern about this
scenario in terms of there being no evidence to support that the jobs would be
created, it assumes that people will work locally and does not reflect the historic
decline in jobs. In addition it was raised that the scenario does not take account of
commuting changes that have occurred.
The forecast is further challenged on the basis that it is too optimistic, does not factor
in changing work practices such as homeworking and increased broadband
provision and is not robust enough to justify greenbelt releases. There are also some
criticisms raised in relation to the supporting data used for the forecast and that there
are not matching scenarios to accompany the different housing options identified by
the SHMA. There was also support for the higher forecast figure which would match
the high migration trend housing scenario and criticism that here was no low jobs
scenario.

New Allocations
The overwhelming response to the proposed new allocations was that given the
vacant properties across the district new allocations were not required and that
better use should be made of existing industrial areas. There were also concerns
raised about requiring new sites when older sites had been built on, recently built
offices were not full.
High Wycombe as a location for providing jobs was supported and the strategic
transport connections were highlighted as being important to this. There were a
number of suggestions made in relation to the types of use, size of units and
objections to Buckmaster Playing fields being redeveloped for commercial uses.
There was a mixed response to the view that Marlow was an attractive commercial
location, with existing vacancies highlighted, potential to redevelop existing areas
locations and objections to a new business park at Westhorpe. There was also
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support for Marlow as a location, and smaller adaptable units were proposed.

Strategy
The overall strategy was strongly criticised for a number of reasons, the main
concern was that providing new jobs would not reduce commuting, especially in light
of the high levels of employment and skills present in the district which men that new
jobs would not taken up by residents.
There were also criticisms that there was not enough focus on regeneration, that
there was a lack of evidence and strategy to attract businesses through increasing
floorspace, lack of consideration of the congestion impacts and that there should be
more smaller locations rather than concentrating on “large hit” allocations. There was
a degree of support for providing space for smaller firms and companies in the
engineering, science and technical sectors.
Concerns were also raised about whether land availability was the reason why there
had been no job growth when there are vacant properties and whether there was
any interest from large companies wanting to locate in High Wycombe.
There was a widely held view that there should be more focus on homeworking
along with intensification and redevelopment of existing sites, that the focus should
also be on creating jobs in general and not specifying the type of jobs.
There was support for protecting existing employment sites in the long term,
preventing any further loss of employment land in High Wycombe Town Centre and
for supporting the restructuring of the economy from industrial to offices. There were
also suggestions made that there should be a positive policy for more jobs in the
rural areas and linking new employment provision with residential allocations to
make them more sustainable
The assessment of Princes Risborough was challenged as it was felt that it could be
made an attractive commercial location.
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Employment Land Review
There were a number of comments in relation specific sites which are recorded
below 5. General comments queried whether the permitted change of use from class
B1(a) office use to class C3 residential has been considered and that the sites
should be subjected to objective assessment.
Wye Industrial Estate – High Wycombe
Support identifying the site as a location for commercial use
Flexibility sought in terms of other employment generating uses that may be allowed
in the future
Peregrine Business Park – High Wycombe
Support the extension of the business park at an established location which is viable,
suitable and appropriate
Existing employment sites in Princes Risborough
Re-develop for housing as there is no evidence for retaining them in business use
Thames Industrial Estate (Marlow), Lincoln Road (Cressex) should be identified
as regeneration opportunities for new business as they are old properties, and
already have infrastructure in place
Abercromby Industrial Estate - Desborough
Site should allocated for residential uses as it requires major investment, will attract
investment to Desborough area and provide residential development
Mercury Park - Wooburn
Flexibility sought in terms of other employment generating uses that may be allowed
in the future
West’s Yard
Would like to see mixed use on the site, concerns about access, flooding under rail
bridge, and some over flow parking at the station
Land off Simmons Way – Lane End (previously Springbank House) object to
allocation for employment uses
Globe Park - Marlow
If site attractive why does it have vacant units
Station Approach, Marlow
Site should be redeveloped to provide starter units.

5

This excludes sites which were referred to specifically in the consultation report which are subject to their own
summary
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Infrastructure Report
Total Responses 60
Support: 3
Object: 16
Comment: 42
Supporting comments noted the quality of the countryside, AONB and access to
parks and other green areas that Wycombe district has to offer.
The excellent transport links particularly to London with the Chiltern mainline and the
M40 are noted.
The quality of the schools are recognised (although concerns raised regards
capacity – see below)
The quality of shopping facilities in Marlow town centre and in High Wycombe with
the opening of the Eden are noted
The broad issues raised in the objections and comments were
•
•
•

•
•
•

There was very significant concern that infrastructure and services would not
keep pace with development.
Views were expressed that current traffic congestion is not being addressed
and that more development will only exacerbate this.
There was concern that schools, doctor’s surgeries and other services were
already at, or over, capacity and that future needs for these had been
inadequately estimated. There was a lack of confidence that it would be
delivered – either at all or at the right time. There was a strong desire to see
infrastructure in place ahead of development.
There was also a concern that sewage and drainage facilities would need to
be upgraded as well as concerns over flooding.
There was some lack of understanding about the mechanisms for funding and
delivery of infrastructure, as some people were concerned that capital projects
would have to be entirely funded from council tax receipts.
Many respondents were concerned at the impact on local hospital facilities at
Wycombe and Stoke Mandeville.

Traffic congestion, public transport and road maintenance
• Many representations and comments strongly express views that current
traffic congestion, particularly at peak times around High Wycombe is
detriment to quality of life and the economy and that further development will
only exacerbate this
• Opinions that further development should be restricted until traffic issues are
resolved
• Poor quality of public transport especially buses
• While potential congestion alleviation and business growth opportunities are
recognised in implementing a new M40 Junction 3A, concerns are raised at
the high costs of any scheme and the effects on the quality of life for residents
of Loudwater, Flackwell Heath, Penn and Tylers Green.
• Views expressed that the former High Wycombe to Bourne End rail link
should be re-opened or at the very list that a dedicated cycle/footway is
progressed making use of the former rail line.
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Strong concerns raised over quality of road maintenance and number of pot holes
on the roads
School capacity
• There was an overwhelming concern that local schools are at capacity and
cannot cope with more housing pressure.
• Lack of confidence that additional school places will be put in place
• Concerns raised that there will not be the funding available for the provision of
new schools
• Attention should be paid to the phasing of large development to ensure that
school capacity is in place at the required time
Doctor surgery capacity and A&E Services
• There was very significant concern that doctor surgeries are at capacity and
cannot cope with additional growth
• Concern addressed over the loss of A& E services at Wycombe Hospital and
also concern that acute health services may be further eroded.
Sewage capacity
• There was a strong view that sewage treatment works at Princes Risborough
and Little Marlow are at capacity and need to be upgraded and expanded to
cope with housing growth
• Views expressed that Thames Water should demonstrate that there is a
sewage system in place that has the ability to cope with current and future
demand
• Concerns expressed from local residents over odour issues at PR sewage
treatment plant
• Thames Water note that sewage treatment capacity in Princes Risborough is
unlikely to be able to support a major expansion without significant
infrastructure upgrades
Water
Thames Water comment that they would find difficult to supply a number of potential
development sites without significant infrastructure upgrades and comment that
developers will be required to fund detailed studies to determine what the impact on
their infrastructure would be and come to an agreement with Thames Water about
how any required upgrades would be funded.
Energy efficiency
• Views expressed that new homes should be built to zero carbon standards
• Larger new developments should be integrated with biomass district heating
networks and combined heat power generators
Flooding
• There was a moderately strong concern that development would worsen flood
impacts in general, partly through the loss of agricultural land but also through
the introduction of new impermeable surfaces.
• Concern over flash flooding in High Wycombe from run-off from valley sides
during heavy rain with sewers over flooding
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Retail Study
•

A very small number of comments were made in relation to the retail study. These
were general observations on the quantitative and qualitative need for new retail
developments in the District.

Strategic Housing Market Assessment
Total responses:133
Support: 12
Object: 65
Comment:56
Government policy/approach
The approach to assessing housing need was criticised on the basis
• it set up a self-fulfilling prophecy in creating a situation where the more you build the
more you need to build in the future,
• Focussed on many people want to live in the district and not how many it is
essential to live in the district.
The point was also raised that the Council should challenge the nature and quality of data
from the Government and lobby Government about population growth.
Housing Market Areas (HMA) definition
There were a number of comments made by neighbouring authorities on the definition of
the Housing Market area:
•

Chiltern District Council and South Bucks District Council would want to work with
Wycombe to establish an agreed housing market area and housing needs across
what might be an enlarged housing market area.

•

The HMA is a small area relative to the one identified by Royal Borough of Windsor
and Maidenhead consideration should be given to a HMA across a wider area to
ensure housing needs are assessed more strategically

•

Defining the Housing Market Area is complex in this area and WDC defined area is
different to approach taken in Windsor and Maidenhead. Further discussion
required. More recent data suggests that more Wycombe District residents may be
working in other local authority areas.

•

Berkshire authorities are working on a joint SHMA – Berks county may be the focus
of a HMA. First stage of work involves identifying housing market areas

•

Migration flows between Wycombe District and Wokingham District are less than for
other authorities, despite the authorities having a common boundary

•

ORS have identified a housing market area at a “Tier 2” level. Important it is
robustly justified. Would want to understand emphasis on demographic projections

Projections – General/Approach
Comments made on the general approach were:
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•

Shouldn’t base projections on a 10 year trend. Future growth rates intrinsically
linked to rate of house building

•

Do not believe projecting past trends forwards is the best way to plan given
overheating in this region, but recognise these are the current rules

•

Population estimates are not reliable – they are a “finger in the wind”

•

WDC projections are all based on 2001 figures. Important to look at the 2014
projections when published as these will be based on 2011 figures

•

Using outdated figures from 2001 census, even if adjusted for 2011 census not
appropriate – ignores economic turmoil of last 6 years. Wrong basis for estimating
future requirements

•

Method of calculation may be flawed. Growth may not carry on at same rate
because of changes in Government policy

•

No alignment between demographic projections and jobs forecasts

•

Forecasting over 17 years is highly problematic/uncertain.

•

Question whether the growth in jobs will happen and subsequent impact on the
population. Population may be higher due to pressure from London.

•

Increasing supply of housing will increase demand further due to more “incomers”

•

The full results and assumptions of the modelling should be published.

Projections – Detailed
Detailed comments on the projections include:
•

Other post NPPF SHMAs have used a blended approach to headship rates
between the 2008 and 2013 data – should consider this/increase the household
formation rates post 2021 and not just rely on 2011 based rates

•

Should use the 2008 based household formation rates as a more realistic reflection
of current household formation

•

The “other changes” component of the components of change needs explaining as
it is a major factor in the scale of the population and household projections

•

Discrepancy between household residents increase 2001 to 2011 of 6850 and
components of change table (p16, p X) of 9,908 – explains why figures are
incorrect

•

New national insurance registrations are 5,000 more than total increase in
population – explains why projections are incorrect

•

What do we mean by migration?

•

18,000 increase in population but 14,000 extra homes does not fit – almost 1 home
per person

Economic Considerations
There was criticism of how economic prospects were factored into the SHMA with a view
that PBA were too downbeat about economic prospects and rely on incorrect ONS (ABI)
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data re: job losses. Based on various indicators there was a view that Wycombe’s
economy is strong and well placed to grow with strength in key growth sectors.
It was also observed that economic forecasts from more than one source to derive housing
requirements based on economic considerations should be used, e.g. Oxford
Econometrics suggest annual job growth of 538 per year. There was also criticism that the
SHMA labour force projections were not robust.
Market Signals
The SHMA refers to market signals but doesn’t take them into account; they indicate that
there should be an upward adjustment to the demographic baseline figures as the
indicators are above national average. It was also pointed out that there were affordability
problems and housing register getting larger.
Needs from other areas
It was pointed out that the evidence base needs to take account of likely under-provision in
neighbouring authorities and in London and unmet needs of the district which would need
to be met elsewhere, one option identified was Aylesbury Vale.
Outcomes
In terms of the outcomes it was pointed out that the most recent CLG 2011 based
household projections of around 400 per year, not a higher figure should be used.
Separate reports from developers either consider that there is an underestimate of
objectively assessed housing need and as a result an insufficient labour supply or suggest
aiming towards the upper end of identified need to ensure alignment with economic
scenarios and address affordability issues
There was also support for the projected growth of District and resulting housing
requirement.
Other Comments
•

2011 Census shows lot of outmigration from London resulting in unsustainable
commuting – better to build on brownfield land in London

•

The only housing need we can be sure about are the 2000 people on the Council
Housing Register

•

There are various errors in the report that need correcting

•

Due to household formation rates most demand for housing is for smaller
households – 1 and 2 bed housing. Should provide more 2 bed houses that are
comparable in size to 3 bed houses.

•

Need to ensure we don’t fuel a property price boom

•

Is there a housing deficit? Is Wycombe seeing more homeless?
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Strategic Sites Assessment Studies/Landscape Assessment of Strategic Sites
•

A small number of comments were made on the Strategic Sites Assessment
Study and Landscape Assessment of Strategic Sites. These related mainly to
site-specific issues. Other comments made included:
• that the Local Nature Partnership should be engaged with as part of the
plan-making process
• that the location of best and most versatile soils should be considered in
any assessment, and included as a layer of mapping on the landscape
and conservation designations in the assessments
• that a landscape and visual impact assessment will be needed at planning
application stage for any site that comes forward within the AONB or its
setting.

Sustainability Appraisal
•

•
•

•

A small number of comments were received regarding the Sustainability
Appraisal. These included responses from all three statutory ‘SA bodies’ – the
Environment Agency, English Heritage and Natural England. The comments
from the SA bodies consisted of:
• Comments related to the SA framework;
• Comments highlighting new sources of information regarding baseline
information and indicators
• Comments regarding the individual appraisals, relating to policies, options
and sites.
These comments will be considered and used to refine the SA in future
iterations and future stages of the plan-making process.
Similarly, other comments related to general observations about the definition
of sustainability and sustainable development, and on the various options
being proposed, such as Green Belt, the Reserve Sites and growth in Princes
Risborough. Other comments were relating to site-specific issues.
The comments will be analysed further and used to refine the next iterations
of the SA and the plan-making process. This will be fed back in the reporting
of consultation in the following stages of the SA.
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Transport Assessment
Total response: 86
Support: 2
Object: 25
Comment: 59
Overall
• There were not many comments on the transport study documents, in terms
of a technical response to the robustness of the transport model, the
forecasting assumptions or the approach to assessment. This summary
therefore also records the main transport points and concerns to come out of
the consultation.
• Many people felt that existing issues with the transport network should be
addressed before any development is considered. These focused around the
need for resilience in bad weather (flash flooding / snow); getting existing
roads into a state of good repair; providing sufficient parking; and improving
public transport access to rural areas.
• Many transport comments received were in relation to specific development
sites, so there is more detail on that in the summaries for these sites.
• WDC works closely with Buckinghamshire County Council, as the local
Highway Authority, to assess transport impacts and develop transport
solutions. Nevertheless, some wanted to see more concrete outcomes from
this liaison in terms of schemes proposed and / or delivered.
• The impacts of development on local rail stations (e.g. at Princes Risborough
and Bourne End) should be assessed, and the potential for rail to mitigate the
transport impacts of strategic sites should be set out.
Comments on transport studies
• There was concern that the traffic modelling does not adequately show the
effects of proposed developments on Flackwell Heath, and the effect of traffic
displacing from the London Road up to Flackwell Heath.
• Comments on the Princes Risborough Transport Study reflected on the need
to assess wider traffic growth beyond the area of the District because the
A4010 is used as a strategic route.
• Traffic levels on Cadsdean Road and their effect on the Askett roundabout
should also be reviewed.
• The capacity and safety of the Mill Lane / A4010 junction should also be
subject to closer assessment in the context of development off Mill Lane.
• On transport mitigation proposals, it was suggested that modelling should
explore the options to ‘left turn on red’, to improve traffic flow
• Some felt that mitigation approach A (‘traffic management’) could at best
smooth the flow of traffic, thereby only maintaining the status quo.
• On mitigation approach C (‘expanded’), it was felt that opportunities to add
new infrastructure (apart from the new junction) are restricted by the existing
built environment, and the constraints of the AONB and Green Belt.
Strategic transport comments
• The lack of connections across the district to the M40 and Oxford was
remarked on, and lack of capacity on B4009.
• Existing traffic problems in High Wycombe and Princes Risborough should be
sorted out before any more development takes place.
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•

•
•
•

The A4010 linking High Wycombe (M40 J4) with Aylesbury is a poor road at
the best of times and is a critical route for ambulances between Wycombe
Hospital and Stoke Mandeville. The following junctions all require attention:
•
Chapel Lane
•
Pedestal Garage
•
Through Princes Risborough
•
Stoke Mandeville
•
A413/A4010 junction
To reduce traffic, business premises should be mixed into residential
development and/or businesses should only employ people who live locally.
Don’t build more roads as this only encourages people to drive further for
longer.
Walking, cycling and the use of public transport should be encouraged.

Congestion concerns
• Overall concerns about transport capacity in High Wycombe were expressed,
with a focus on certain routes and areas (below).
• M40 junction 4 (Handy Cross) – there was a fear that this junction would
become overloaded, with the completion of the Handy Cross Hub, residential
development at Daws Hill and other developments on Cressex Island.
• Westhorpe junction of A4155 with A404.
• Cressex Road / Clay Lane – concern about potential traffic increases here.
• Daws Hill Lane – concern over increased traffic from development and ratrunning.
• Flackwell Heath – there was a strong feeling that traffic impacts on this village
had been overlooked or underestimated.
• Overall pressures on Loudwater.
• London Road – concerns about increased congestion and delays, especially
at the junctions with Hammersley Lane and Rayners Avenue – and impacts
on the wider network as traffic is displaced onto alternative routes, e.g.
Treadaway Hill; Kingsmead Road; Abbey Barn Lane, etc.
• Cock Lane – detailed comments on impacts of development here:
o Road with single track sections already experiencing an overload of
traffic at peak times – lack of adequate passing places leading to
blockage of the road by long vehicles / groups of cars passing in both
directions
o Concerns about car crash history here, especially as there is a primary
school on this road
o Insufficient width of highway to add footway on narrow stretches
o Difficulty for access for heavy plant for construction, resulting in the
need for road closures
o At peak times, long queues from the junction with the London Road
can tail back onto the railway bridge causing blockage of the
carriageway.
• Church Road, Penn – used as a route between the north and east of the
town.
• A404 Amersham Road.
• Oakfield Road, Bourne End – difficulties getting onto the A4155 during rush
hour
• Overall pressures on the A4155 at Bourne End and Cookham Bridge as a
pinch point.
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•

Concern about increased traffic on the A4129 through Longwick as traffic
appears to have increased greatly since the expansion of Thame and the
extension of the M40.
Suggestions for new transport infrastructure
• General call for new roads
• Any new development should be close to the M40, with completely new
access slip roads in both directions
• New motorway junction at Clay Lane
• Add west-facing slips to existing junction 3 (Knaves Beech).
• A new bridge over the M40 for the C100 (Marlow Bottom Road) into the
Holmers Farm Way area, so enabling that arm of the Handy Cross junction to
be closed and thereby relieve the junction of some traffic.
• Princes Risborough bypass, plus dualling of the A4010 from Aylesbury to
High Wycombe.
• New road from M40 junction 5 to the Kimbles area, to relieve both Princes
Risborough and High Wycombe
• Restore rail services to the disused High Wycombe – Bourne End railway line
to make a link to Crossrail at Maidenhead
• A bypass for Longwick
• Park and Ride at Loudwater at Homebase / old MFI
• Park and Ride on all approaches to High Wycombe
• Improved cycling and walking facilities should have a high priority, as part of a
healthy lifestyle and for getting safely to and from school.
• Shared taxi services / Flexibus.
• Replace traffic signals in High Wycombe town centre with priority junctions or
mini-roundabouts.
• Create underpasses / bridges to separate pedestrians and traffic in High
Wycombe town centre.
• Replace the Abbey Way flyover with a pedestrian zone and create a town bypass to divert the traffic onto this.
• Traffic calming is needed to reduce speeds of people cutting across villages
to avoid Wycombe
Potential junction 3a
• Some expressed the view that the proposed junction is not justified and
impractical.
• Some felt that the new junction should also include on- and off- slips for the
London direction.
• A southern link road should be implemented alongside the junction to relieve
Daws Hill Lane.
• New slips should be added to the existing J3 (Knaves Beech) instead.
• A new junction on the M40 would be better placed off Clay Lane (‘junction 4a’)
• Junction 4 should be improved instead, by separating out local routes.
• Development should be sited off junction 5 at Stokenchurch instead.
• There was significant concern about the effects of the new junction on:
o Flackwell Heath and Loudwater;
o Hammersley Lane and Cock Lane, as increased traffic from the north
could potentially be drawn down these routes;
o Further afield, the impacts on the Hazelmere crossroads need to be
understood;
o The full effects on the London Road should be assessed;
o The impacts on Winchbottom lane would be unacceptable.
Local Plan Options Consultation – Feedback Report October 2014

165

•
•
•
•

•

Impacts of additional traffic on the M40 as a result of the new junction should
not compromise safety on the motorway. There was concern that this stretch
of motorway already shows a history of crashes.
Alternatives to an M40 J3a should be considered to unlock land north of
Heath End Road; it should be demonstrated that this is the most appropriate
location for economic growth.
Deliverability of a new junction needs to be fully assessed.
The new junction and associated development would change the character of
Flackwell Heath and blight it with increased traffic and noise. Sustainable
travel measures like cycle routes and public transport should be prioritised
instead.
Doubt was expressed that local connections into the new junction could serve
it adequately (Abbey Barn Lane or Spring Lane).
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Other issues raised – New Local Plan related
Strategic planning
• There was a call for a unitary authority
• More housing should be located in Aylesbury Vale, Chinnor, Thame, Bicester
(not GB and not as densely populated) to make up for Wycombe shortfall.
This would be cheaper/more affordable and provide better strategic transport
network with less congestion
• There was a view that house building should be focused in other areas of the
country or at least shared more equitably.
• Better national infrastructure could be used to exploit other areas of the
country where development would be more sustainable. By this means
hopefully these areas would become more attractive for living and working.
Government and national organisations should be encouraged to move to
other parts of the country as part of a continuing regeneration programme.
• A small number of respondents felt that more pressure should be put on the
government to focus on creating further garden cities
Neighbourhood planning
• Respondents thought that local communities should have a key role in
determining their own future. The potential for neighbourhood planning was
noted as an opportunity to influence local decisions
• Some people however felt that neighbourhood planning had not been
encouraged enough by WDC.
• People were also not convinced that local homes would be for local people
Sustainable Development
• The starting point of the principle in favour of sustainable development was
challenged by some respondents.
• There were opposing views as to whether the level of development proposed
in the new local plan would be sustainable or not.
• Some respondents feared that the identity of villages would be at risk if this
growth occurs.
• Many were concerned over impact of development on future generations –
increased vehicle movements, higher levels of pollution, lack of outdoor
space
Housing
• Some respondents questioned the ability of the council to deliver quality
sustainable developments. The town centre recent redevelopments were
cited as a bad example.
• greater parking needs to be factored in
• There was a preference for houses (3 beds or more) over flats
• There was a minor support for a more creative approach to design, allowing
small well design “one-off” schemes
• in terms of affordable housing, the council should seek attractive and wellbuilt schemes, as shown on Quality Count Tours of housing estates
• The Local Plan should place more emphasis on good quality design. Any
design guidance produced by the Council should take account of the
Chilterns Buildings Design Guide and the supplementary technical notes on
local building materials. Greater consideration also needs to be given to
ensure that ‘garden grabbing’ does not take place.
• concerns were raised over the perceived rise in level of crime linked to new
developments
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Economy
• There was a view that development should be self-sustaining in terms of
access to jobs.
• In terms of employment locations, there should be an emphasis on what
potential employers will be prepared to occupy rather than what speculative
developers will build.
• Another suggestion was to create a catchment radius for employment to
avoid commuting
• There was some support for live work units and for
• Mixed use developments, where possible, should include village halls,
community centres, cultural outlets, as well as retail outlets.
Transport
• overall concerns were raised over the transport network’s resilience
• There was some support for a park and ride on the northern side of High
Wycombe
• A few respondents suggested that housing location should be linked to rail
improvements opportunities.
• Measures to facilitate cycling and walking, to promote healthy lifestyles,
should have a high priority, in particular safe walking or cycling to schools.
HS2
• The impact of HS2 on the local roads will have to be considered in any
building related activity and transport movement.
• There was a view that if HS2 is to shift economic prosperity to other parts of
the country, then homes should be built in those areas.
Infrastructure - Services
• Many felt that development should not happen as the infrastructure cannot
cope as it is.
• The lack of an A&E was often mentioned as an issue. There was a
suggestion to use public funds to retrieve it at Wycombe Hospital
• There was some uncertainty over cemetery provision
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Environment
• Biodiversity protection was seen as a key policy area
• Concerns were raised over the level of engagement with the Local Nature
Partnership
• The Council’s Ecology Assessment was deemed out of date by some
respondents.
• BCC ecology service however was satisfied that biodiversity concerns were
incorporated in the options but stated that the Local Plan should make
specific references to both Natural Capital and Ecosystems Services.
• BBOWT would welcome more clarity on the level of ecological assessment
so far carried out for all the sites, and recommended:
o A full initial assessment of the ecological value of these sites to inform
any allocation in the local plan. Failure of doing so at this early stage
would risk affecting the deliverability of these sites later on.
o the provision of a net gain in biodiversity, using DEFRA biodiversity
offsetting metrics as a guide to assessing what needs to be done to
achieve a net gain in biodiversity
o the reference to any BOA objectives when appropriate
o The inclusion in development proposals of features to encourage
biodiversity, and retention and if possible enhancement of features of
biodiversity value on the site. Proposals should identify and retain
existing ecological networks, and green infrastructure provision should
include ecological corridors to ensure habitat connectivity.
o the use of SUDS to provide significant biodiversity value as well as flood
control
• There were diverging views on whether to review the green spaces
designations as adopted in the Delivery and Site Allocations Plan, July 2013.
Those in favour of a review argued that the evidence base underpinning the
Green Spaces designation was out of date (pre-NPPF), and therefore the
Green Space policy should be reviewed in the new local plan.
• Other issues raised included the impacts of development on rivers such as
the River Wye, a rare chalk stream, and the potential loss of green spaces to
solar farms around Princes Risborough.
Landscape
• Respondents welcomed a comprehensive coverage of landscape issues and
analysis in the landscape assessment report
• there was a push to revise maps and plans to show Areas of Attractive
Landscape and Local Landscape Areas –a factor in planning growth in some
areas of the District
• The weight given to the AONB was welcomed
• References should also be made to the Countryside and Rights of Way Act
2000 and the statutory Management Plan for the AONB.
• The setting of the AONB should be taken into account in an area where the
AONB boundary is often hard against the urban area.
• In order to achieve the purpose of the AONB, any development that takes
place should ensure the conservation and enhancement of the natural beauty
of the area. This means that the AONB should not be considered as a no-go
zone; equally any development that does take place should invariably be
small-scale and sensitive in nature.
Flood Risk
• concerns were expressed over the increase in flood risk in the District’s
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floodplains due to new development and subsequent water run offs
There was a lot of misunderstanding about the Flood Risk Assessment work
and what stages are required when.
Sustainable Construction
• Some respondents advocated a bolder approach in terms of sustainable
construction
• There was a concern at the lack of planning for sustainable construction and
energy efficiency, e.g. ground source energy, wind turbines, solar panels on
roofs, use of brown water, matted rather than hard parking, use of solar
lighting on the roads or any other green measures.
• Local builders should integrate those new techniques from the start to create
a greener, more diverse environment.
Sports Strategy
• The apparent lack of an up-to-date assessment or strategy for either playing
pitches or for built sports facilities to guide allocations or proposals was
criticised by Sport England, who has published guidance on the preparation
of playing pitch strategies and is currently developing new guidance on
assessing needs and opportunities.
• Sport England may object at later stages in the preparation of this plan if no
attempt has been made to resolve what appears to be a deficit in the
evidence base and/or address the issues raised by such assessments.
Historic Environment
• Clarification was required over the evidence base of the plan in terms of
historic environment
Little Marlow Gravel Pits
• There were some major concerns over the proposal for a business park near
Westhorpe, seen as a threat to the Little Marlow Lakes Country Park
proposal
• Respondents felt that the athletics tracks already potentially compromised the
realisation of the long standing Country Park
• Respondents felt that although outstanding issues need to be resolved, the
plan should provide more certainty as to the delivery of the LMLCP.
• Supporters of the LMLCP observed that an attractive adjacent riverside
country park would help protect the setting of Marlow Town, complement its
unique riverside town assets and support its attractiveness in social and
cultural, as well as economic terms.
Appendix 4 Section B – Main Employment Areas
site specific responses
• There was a view that the Ariston site (HW26) should not be solely retained
for employment, but partly redeveloped to housing, as it is within the
Hughenden Key area of change, and surrounded by residential
developments.
• The De la Rue employment part of the site was promoted for residential.
Employment strategy
• There was some scepticism as to whether the effects of “change of use of a
property from class B1(a) office use to class C3 residential” had been fully
considered. Respondents felt that there were many underused offices or
industrial units that could be considered under the proposed relaxation of
these rules.
DM policies
There was some support for the reduction in the number of policies relating to
•
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development management.
Other policies that should be included in the development plan were:
• A policy for Horse Related Facilities
o Infrastructure associated with intensive equine use (subdivision of
fields into small paddocks, permanent exercise arenas, stabling,
jumps, horse shelters) is leading to increasing urbanisation and the
visual clutter is damaging the scenic quality of the AONB.
o The policy should encourage equine management sensitive to both
habitat and landscapes features, and resist the potentially detrimental
landscape and soil quality impacts associated with intensive
equestrian use. The maintenance or creation of hedges and in-field
trees should be encouraged.
• A solar energy policy to govern the design and location of solar farms,
including addressing cumulative landscape and visual impacts, as invited by
NPPF paras 97-98.
• a policy on sustainable construction
• Supplementary Policy and practice to ensure Policy DM14 Biodiversity in
Development has an actual effect in practice.
• Transfer into the Local Plan of the policies within the defunct South East
Plan relating to the (nationally-important) River Thames corridor, which will
otherwise be lost.
• wording was suggested for a telecommunications policy
• There should be specific policies in the Local Plan that promote the
development of leisure and recreation facilities for the resident population
and visitors.
Delivery and Site Allocations Plan
• There was some criticism towards the decision to keep the Delivery and Site
Allocation Plan (DSA), as any changes to the Local Plan and the Core
Strategy in terms of transport, parking and other strategies were perceived to
have serious implications for the town centre in general, as well as for the
identification of possible sites for housing, education, highways and parking
facilities, medical centres and other infrastructure
Habitats Regulations Assessment
• Additional comments may arise when this technical study is published.
Equalities
• The Local Plan should cater for all ethnic groups.
• This includes the provision of adequate community facilities as well as family
homes for large households
Process
• There was a lack of confidence that the plan can deliver necessary changes
• There was some scepticism towards the way the planning system works:
some were questioning the point of going through a consultation process,
when policies established after extensive public consultation can be
overturned by developers, unelected county and district council officers, and
by government inspectors?
• Others showed appreciation for the opportunity to comment
• People felt they had had too little time to grasp the enormity of the proposals
• Some concern was raised over the influence of locally elected members and
the way the options are considered at district level : opposed locally but
supported by those not living there
• there was a suggestion that the decision making process should be at Parish
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•
•

•
•

council level, with expert guidance from WDC and BCC
There was some criticism against the way the consultation was set up
(including publicity, materials, events, scale, length and cost of the
consultation)
The complexity, language and size of the plans were seen as barriers to
communication; it was suggested that priority should be put on constant
reiterative communication and on-going consultation with the public at all
stages to overcome this.
There were some compliments on the accessibility and comprehensiveness
of the summary leaflet and on the consultation document.
Finally, respondents were keen to know how WDC is going to take into
account the feedback from the consultation, including if there is a major
opposition to development

Other issues raised – non New Local Plan related
Several respondents made very detailed comments outside the remit of the local
plan. The key points are summarised below.
High Wycombe Town Centre
There were mixed views on the town centre improvements/ Masterplan.
There was a view that Eden has set a precedent for acceptable scale of
development.
Suggestions to improve the town centre environment included:
• cheaper parking, which would encourage more shoppers
• removal of the flyover, which could become a pedestrianized area
• support employment schemes to provide local jobs
• a mix of shops, restaurants and places where people can live so that it has
the feel of a vibrant community living there, not just a place for visitors
• change planning decision to allow business premises for residential
• preserve the high street
• move the fire station and give the town a sense of stature in front of the
theatre
• “sell” the town to businesses
Criticisms focused on traffic signals, the siting of the alternative route and the new
pedestrian crossing on the A40.
Further information was also requested on the future of the Reggie Goves Centre
Hughenden sites
• there was some support for these site proposals
• particular support for homes for older people
• the proposal to improve Hughenden stream with a walkway and cycleway
was welcomed
• Hughenden park was described as beautiful, well used and a joy to walk
through
RAF Daws Hill
• There was some concern over increased traffic from this development.
• There was a request for publishing for consultation detailed measures to
improve the road in both directions together with traffic flow controls
• The road network was seen in need of enhancement, to avoid increase in
traffic through Flackwell Heath / Wooburn Green/ Bourne End
• Additional infrastructure was also deemed necessary, with regards to
schools, doctors and businesses
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Next scheme at Cressex
• More information was requested about the retail scheme
Handy Cross Hub
• the proposals had some support
• a bus route to Marlow would increase footfall in this area, in particular young
people
Booker / Cressex area
• Booker / Cressex is saturated with traffic
• it is a very dense area – infill buildings
• A key issue raised was the M40 pollution in the form of black dust and high
levels of noise.
Wycombe Environment Centre
• A location for an indoor and outdoor centre was sought by the Wycombe
Environment Centre within the town, possibly to share with other linked
organisations
Marlow
• Marlow market town character should be preserved
• There should be investment in public realm improvements measures, for
example removing excess road signs etc., planting trees, removing pavement
and road side weeds, repairing roads, improving verges, litter collection etc.
Princes Risborough
• retaining the market town character of the town was seen as important
• parking issues and lack of parking in the town centre should be addressed
• The town centre should be made more attractive for businesses and
shoppers (including parking)
• There was concern that the town centre was too small compared to the town
and surrounding villages it serves: this was seen as a disadvantage
compared to Marlow in the event of major expansion.
London
• London was presented as a success story, as the city has evolved and is
continuing to evolve at a great pace, and is now attracting much foreign
investment
Population
• WDC / the government should advocate a move towards smaller families (2
or less)
• There should be more control over immigration and the District should not
bear the burden of accommodating these needs.
• no to major development otherwise Wycombe will be a major conurbation
with many social problems
• effect of EU/ foreign population migration
Redkite
• Plans to do a complete land asset management review. release social
housing to housing
Pre application advice
• There was a request for making pre application advice available to the public
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Responses to the whole document
Overall
• A number of favourable responses were received relating to the whole
document.
• Some responses expressed criticism of the tone, quality of writing, overall
approach of the document, and the quality of the evidence base.
• Some responses challenged the need for change.
• Many responses expressed concerns about topics which are summarised in
more detail separately. These included topics such as: housing figures, the
economy and jobs, housing options, impact on the environment / Green Belt,
transport and infrastructure. A flavour of these responses is given here.
Support
1. The planning consultation document is commendably thorough, and provides
a well-balanced review of the different development options.
2. I think your planning document is excellent. It is clearly laid out, very readable,
and addresses the pros and cons of development in each area in a thoughtful
and sympathetic matter.
3. We support the objective of more homes and jobs with high quality
developments and infrastructure improvements. We recognise there will be
difficult judgements and choices to achieve the objectives.
4. AVDC are supportive of the process WDC are going through to test options
based on a proportionate evidence base. We support that all reasonable
options are being consulted on at this early plan-making stage.
5. We support your approach of conducting a Green Belt review to look for
capacity within your own district (South Oxfordshire District Council).
6. For the most part I agree with its contents and appreciate the need for new
homes and businesses.
7. Chiltern Railways, as the SFO for several of the stations referenced in the
document, are broadly supportive of its aims and objectives. The Plan is
broad in scope and we are satisfied that the identification of new development
sites has been sufficiently thorough.
8. We support the proposal to reduce the saved Local Plan and Core Strategy
policies (para.6.1). We agree that in order to produce a sound Local Plan, the
Council should: “follow the following general principles when deciding the
scope of detailed policy” (set out on p.85).
9. Overall, the Local Enterprise Partnership (LEP) supports:
• The ‘balanced approach’ put forward in the new Plan;
• The need for town centre regeneration and the infrastructure
improvements that may be required to reroute traffic and open up new
commercial activity within the centre;
• The opportunity to review the Green Belt boundary given the economic
pressure outlined;
• The need to consider the development requirements of neighbouring
authorities;
• The view that Wycombe’s economy is well placed to grow in the future
and that new strategic sites for offices and industrial development will
be needed to help deliver job growth.
• Under national planning rules, I fully support the council, providing for
our growing population of the district with sufficient infrastructure and
public services.
10. Would like to commend the Council for the structure of the new plan, which
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summarises the big challenge of building capacity for provision of new homes,
infrastructure, jobs and the economy very well.
Quality of document and overall approach
Some people felt the document could have been clearer and more specific: “The
whole plan is vague and the map in particular is very unclear.” Others found the tone
of the document unhelpful: “full of marketing speak and weasel words and is written
in a very patronising way.” By contrast, others felt that the message was clear: “The
consistent message throughout is that change will happen in any event and that to
plan for change offers the best prospect of balanced employment, housing and
infrastructure growth.” Some pointed out errors of calculation and typography which
cast the overall quality of the document into doubt.
Some felt that the Plan should show more evidence, and that decisions should be
based on sound evidence. Others felt that the plan should be more innovative and
exciting in proposing solutions: “The overall approach seems to be ‘more of the
same, except we are going to build on green field and more sensitive land’.”
It was suggested that the consultation should have separated the strategic policy
elements from the development management questions (i.e. a separate chapter 6).
This would have made the range of consultation more manageable.
Certain responses emphasised the need for local control; that the council should
seek autonomy from central government and listen to the needs and wishes of the
local population. It was felt that WDC, despite getting well ahead with their Local
Development Framework and the Core Strategy, were being put under pressure by
the new rules in the NPPF / NPPG: “We are concerned by the statements in the
introduction that “we need” to build this number of homes, and find “places to build
more homes and to work....” The word “need” suggests that these targets have been
established by some process outside the Council’s control.”
Others felt that the council’s proposals deployed ‘arm-twisting’, or were not fair in the
context of the rest of the region: “Why should we be concreting over our precious
countryside just so that WDC can dish out some juicy contracts?” “If you don’t accept
a large number of new houses you won’t get any additional infrastructure”.
Challenging Change
There was a moderately strong theme that change should be resisted. Some felt this
was because it would threaten the existing character of the district, or that the threat
of loss of countryside and green space would be unacceptable: “The Plan would not
benefit those who have chosen to live in a hitherto beautiful country environment.”
Others felt that the district should cater only for local needs: “More housing will
attract more population into the area, which is undesirable for the local people.”
Housing
The population projections and housing forecast were challenged by some, either as
being unreliable or simply not sustainable / incompatible with protecting the
environment: “it really is finger in the wind stuff.” “Growth is not inevitable or indeed
necessary.” Projecting so far into the future could be unreliable and so some
counselled that the plan should retain flexibility in the event of change.
Some responses suggest that growth / need could be even higher than that set out
in the consultation, particularly in the context of London’s needs and rail network
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improvements. The council should seek to meet the full objectively assessed need
for housing and consider all potential sites to accommodate new homes.
Housing plans should recognise the trend to smaller households / increasing elderly
population and make specific provisions for this, e.g. a retirement village.
The need for housing was challenged as evidenced by the numbers of properties
currently advertised for sale, and the number of vacant houses.
There was a mixture of views on affordable housing, Some were very keen to see
affordable housing and were sceptical that the plan could deliver this, either because
the developer could avoid providing it, or because they believed WDC prioritises high
value market housing over affordable. Some felt that a good level of affordable
housing provision would reduce the likelihood of the district becoming a dormitory
area for London.
Others saw no need or desire for affordable housing: “People say that there are no
jobs or affordable housing for their children in the area, but rather than to ruin this
pleasant part of the country they should go where the housing is cheaper and make
those areas prosperous instead.”
Quality of development
There was a strong desire that the council should take more control of the quality of
future development and that the council should control the activities of builders and
developers. Quality design should allow for the changing needs of residents over the
next 20 years. The existing area should be referenced in the scale and character of
new buildings. A good mix of owned and rented property should be maintained.
House types and sizes should be set to appeal to local rather than commuter’s need.
The possible solution to this to increase affordable housing
Economy / Jobs
Some felt that further evidence was needed on the quantity and location of new
employment land.
Doubt was cast on the ability of the council to attract new employers, particularly in
the context of providing supporting infrastructure, such as road links. If this were to
be the case, then new housing growth would not be needed. It was observed that the
delivery of new road infrastructure would not be in the sole control of the council.
By contrast, other people worried that creating new business parks would attract
people from outside the district.
Options for housing and the economy
The main options for growth were set out in the consultation document and
responses to these are set out in full elsewhere. The following were prioritised by
responses here:
• To keep the overall green field new build target as low as possible.
• Infill existing towns and villages
• Explore rural opportunities in more depth, e.g. Stokenchurch.
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•
•
•
•

•
•
•

Previously developed land in the countryside
Use brownfield sites as far as possible, including relaxation of policy DM5
Designate new towns and villages
Make better use of land by building higher, especially in valleys
• A sustainable strategy has to consider increasing the density of
housing development, particular within large towns and cities and close
to places of high job density.
Rejuvenate Wycombe town centre by enabling more residential development
here.
Balance development across High Wycombe instead of focusing on the
eastern side.
Consider the potential for strategic housing and employment allocations to
make the best use of (and benefit from) committed investment in the rail
network and the enhanced connectivity this would bring.

Environment
Some people were concerned at the environmental impact of new development and
that access to nature and wildlife would be compromised.
Natural England suggested that WDC consider the location of best and most
versatile soils in any assessment, and include these as a layer of mapping on the
landscape and conservation designations within this document. (see NPPF
paragraphs 109 and 112).
Natural England reminded WDC that the NPPF requires that allocations are made on
the following basis:
• 110 Plans should allocate land with the least environmental or amenity value,
where consistent with other policies in this Framework
• 165 Planning policies and decisions should be based on up-to-date
information about the natural environment and other characteristics of the
area
Development in the river catchment areas should be reduced in order to prevent
catastrophic flooding. Risks from groundwater and surface run-off should be robustly
investigated.
The River (Thames) should have its value explicitly considered. Adoption of a
Thames Corridor concept (an element of the SE Regional Plan) into the Plan is
recommended
Infrastructure
Overall, the proposed levels of growth in housing and business caused widespread
concern that infrastructure would not keep up with development, with severe
consequences. Some believed that the district is predominantly dormitory and that
fact should be recognised and planned for with appropriate transport investment.
Some doubted that infrastructure could be delivered alongside affordable housing
without compromising the viability of development, leading to extras costs for the
local population. There was a strong desire for the delivery of infrastructure in
advance of development, with major capacity improvements.
Particular concerns were expressed with regard to hospital provision and the lack of
an A&E at Wycombe.
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Traffic & Transport
There was strong concern that transport infrastructure would not be equal to the
demands of growth, against a background of existing issues with congestion across
the district. People wanted to see more concrete proposals for transport
improvements, particularly as under-provision could deter economic investment.
Some people wanted to see more investment in sustainable modes of travel, or
siting facilities so that they are easier to get to:
•
•
•
•
•

A public transport 'hub' at the station is needed to link national-level transport
with employment areas and with AONB using bus services and with provision
for cyclists.
Better provision for cycling and walking is needed.
Public transport should be very cheap and frequent.
Realistic parking provision should be included as a condition of planning
permission.
It is inconsistent to try and force a reduction in personal vehicle use while at
the same time closing essential local facilities, such as schools and hospital
services.

Green Belt & AONB
Development in the Green Belt and AONB was strongly resisted – all other options
should be exhausted in advance of this. However, some felt that the Green Belt /
AONB should be considered in parity with the rest of the district, as focusing on the
‘white’ areas could result in an unbalanced pattern of development.
High Wycombe town centre
Some responses wanted to see more action to sustain the town centre and reduce
the number of charity shops and pound shops. For example, convert the Chiltern
Centre into flats.

Local Plan Options Consultation – Feedback Report October 2014

178

Appendix 4 Area Proposals and comments on SHLAA
Some of the area proposals here were also treated in greater detail in the main body of the
consultation document. These proposals are summarised separately: Compair
Broomwade (HW9); Bassetsbury Allotments (HW11); southern Verco site (HW8); Terriers
Lodge / House (HW10); Uplands (NW4); Molins (NW1); Pictsmede (PR4); and Leo
Laboratories (PR5).
General comments and proposed additions to the SHLAA
• The whole of Hollands Farm (21ha) should be included in the overall SHLAA
and assessed further as part of any Green Belt review.
• Local people should comment but these areas all seem a sensible way to
build residential housing in existing locations without a significant impact to
green areas.
• The Council should consider whether any of these sites contain or are within
the setting of any heritage assets and to consult the National Heritage List for
England, the Historic Environment Record and its own Conservation and
Archaeological Advisers.
• Two sites at Stokenchurch are submitted, at Wood Farm (2 hectares, up to
approximately 70 homes) and off Mill Road (3.4 hectares, approximately 85
homes).
• Marlow Bottom should be considered as an area that might contribute to
present and future housing need.
• Saunderton Lodge was suggested as having a capacity up to 200 homes, and
Lee Street in the Western Quarter was also proposed.

Local Plan Options Consultation – Feedback Report October 2014

179

Chepping Wye Valley
Wharf Business Centre, Wharf Lane, Bourne End
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date we do not envisage
infrastructure concerns regarding Waste Water
• The site falls within source protection zone 1 (SPZ1).
Marlow Garden Centre, Pump Lane South, Little Marlow
• Some concern was expressed about the traffic impacts of development on
Marlow Road, particularly as it is vulnerable to traffic displaced from major
roads when there is an incident on the M4, M40 or A404.
• It was suggested that growth should be directed to Oxfordshire, as having
more capacity than this area.
• A response suggests this would be an inappropriate development in the
Green Belt here as it is important both in order to retain separation between
Marlow, Little Marlow and Bourne End, and to avoid further urban sprawl
along the Green Belt margins to the River Thames.
• The landowner has previously proposed this site as suitable for residential
comprising either individual dwellings or as a care home. The site is well
placed to the east of Marlow town centre and benefits from excellent access
to both the A4155 and A404. The highly developed nature of the existing site
ensures that its redevelopment for alternative residential purposes could be
achieved in a form ‘appropriate’ in Green Belt terms, compliant with para 89 of
the NPPF and could have a reduced visual impact upon the landscape
character of the AONB.
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date we do not envisage
infrastructure concerns regarding Waste Water.
• Surface water flood risk.
Orchard House Amersham Road Hazlemere
• Water response: On the information available to date we do not envisage
infrastructure concerns regarding Water Supply capability in relation to this
site.
• Waste response: On the information available to date we do not envisage
infrastructure concerns regarding Waste Water.
• Surface water flood risk.
• The site falls within source protection zone 3 (SPZ3).
Church Of St. Edmund Campion, Off Cedar Avenue, Hazlemere
• Water response: None
• Waste response: On the information available to date we do not envisage
infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 3 (SPZ3).
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The Firefly, Station Road, Bourne End
• Objection to being re-developed for houses
• Water response: On the information available to date we do not envisage
infrastructure concerns regarding Water Supply capability in relation to this
site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 3 (SPZ3).
Land Adjacent To Hazlemere Lodge, Cedar Avenue Hazlemere
• Water response: None
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 3 (SPZ3).

High Wycombe
Land to Rear Of Quebec Road
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 2 (SPZ2).
Garages at Havenfield Road, High Wycombe
• The site falls within source protection zone 3 (SPZ3).
Edie Pusey House 9a Amersham Road High Wycombe
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 3 (SPZ3).
Garages At Tyzack Road, High Wycombe
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
Staples, Queen Alexandra Road, High Wycombe
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
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•
•
•

Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
The site falls within source protection zone 1 (SPZ1).
Not a good site for homes as it hosts a viable business with potential for good
links in with BNU.

Kingsmead Recreation Ground, London Road
• The netball centre is popular and well used, by approximately 900 girls and
women each week, providing a valuable facility for BNU, EN South Region
and England Netball. A firm commitment to replacement is essential and any
alternative provision would need to be to the same capacity and standard, and
as well-placed as the current facility. The local councillor said they should be
protected and retained.
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 2 (SPZ2).
• The site is in or partially within Flood Zone 3 in accordance with Environment
Agency Flood Risk Mapping.
Railway Place/Saffron Road (Car Park), High Wycombe
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 1 (SPZ1).
• The Railway Place/Saffron Road car park should be retained as a public car
park: it is the nearest public car park to the Rye and its surroundings, an
important place for both wildlife and people.
The Courtyard, (Formerly Merryfields School), Cressex Road
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 3 (SPZ3).

North West Chilterns

Coal Yard Smalldean Lane Saunderton
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
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•

envisage infrastructure concerns regarding Waste Water.
The site falls within source protection zone 2 (SPZ2).

Former BOCM site, Risborough Road, Stoke Mandeville
• This site could have the capacity for up to 200 homes.
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• Surface water flood risk.
Askett Nurseries, Aylesbury Road, Askett
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: Thames Water have concerns regarding Waste Water
Services in relation to this site. Specifically, the sewerage network capacity in
this area is unlikely to be able to support the demand anticipated from this
development. It will be necessary for us to undertake investigations into the
impact of the development and completion of this, on average, takes 12
weeks. It should be noted that in the event of an upgrade to our assets being
required, up to three years lead in time will be necessary. In this case Thames
Water ask that the following paragraph is included in the Development Plan.
“Developers will be required to demonstrate that there is adequate waste
water capacity both on and off the site to serve the development and that it
would not lead to problems for existing or new users. In some circumstances
it may be necessary for developers to fund studies to ascertain whether the
proposed development will lead to overloading of existing waste water
infrastructure.”
• Surface water flood risk.
• Some of these sites appear to be outside existing towns/villages, and be in
the Green Belt and even the AONB. For example, apart from other
considerations, this particular site would adjoin the A4010 at a very difficult
point beneath the brow of a hill and just north of the junction with the
Cadsdean Road.
• This site could have a capacity of up to 40 homes.
Princes Risborough
Ker Maria Nursing Home, the Retreat, Aylesbury Road, Princes Risborough
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
The Post Office, Princes Risborough
• Water response: On the information available to date Thames Water do not
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•

envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water

The Black Prince, Wycombe Road, Princes Risborough
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.

South West Chilterns

Harley Ford Manor, Harleyford Estate, Marlow
• Objection as there has been far too much development at Harleyford already.
• The site falls within source protection zone 2 (SPZ2).
• The site is in or partially within Flood Zone 2 in accordance with Environment
Agency Flood Risk Mapping.
• The site is in or partially within Flood Zone 3 in accordance with Environment
Agency Flood Risk Mapping.
The Paddocks Rear of the Maples Wycombe Road Stokenchurch
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water
• The site falls within source protection zone 3 (SPZ3).
Former Culver Graphics Finings Road Lane End
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water.
• The site falls within source protection zone 3 (SPZ3).
Fawley Court, Fawley
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: There are no public sewers in the vicinity of this site.
• The site falls within source protection zone 3 (SPZ3).
• The site is in or partially within Flood Zone 3 in accordance with Environment
Agency Flood Risk Mapping.
• The site is in or partially within Flood Zone 2 in accordance with Environment
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Agency Flood Risk Mapping.
Wallace Hill Farm, Getty Estate, Stokenchurch
• The following site falls within source protection zone 3 (SPZ3).
• Surface water flood risk.
• Unacceptable scale of development in a rural location, with accompanying
impacts on biodiversity;
• Impact on AONB as the farm is clearly visible at the top of the hill in
landscape views across the Valley from the south;
• Widening the access would require removal of hedgerows and loss of
biodiversity;
• Increased traffic along the access road would conflict with users of the public
footpath;
• Concern about sewage capacity related to recent local sewer flooding;
• The net figure of dwellings should be set alongside the existing number of
dwellings;
• A change of the speed limit (from 40mph to 30mph) along Mill Road between
the M40 junction and the point just past the access to the Getty Estate, will be
welcomed.
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water
Westside Fruit / the Apple Orchard, Clay Lane, Booker
• Water response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Water Supply capability in relation
to this site.
• Waste response: On the information available to date Thames Water do not
envisage infrastructure concerns regarding Waste Water
• Should be protected as business/employment land
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Appendix 2 list of alternative sites
id

Alternative Sites

1
2
3
4
5
6
7
8
9
10
11
12

land south of Sawmill Road, Longwick
land off Bar Lane, Longwick
land off Williams Way, Longwick
Bernard Arms, Kimble
Askett Nurseries, Askett
Land West of Letterbox Lane, Askett
Land near Askett
Molins Sports Ground, Monks Risborough
Land at Oak Tree Farm, Princes Risborough
Summerley Road, Princes Risborough
Rear of Poppy Road, Princes Risborough
Culverton Farm, Princes Risborough

13
13
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35

Harpers Field, near Princes Risborough
Hillcroft, Loosley Hill
site near the Whip Inn, Lacey Green
Molins, Saunderton
Slough Lane site between Molins and West Yard,
Saunderton
Searle Coal yard, Saunderton
Shana, Walter's Ash
North Field, Speen Road, Upper North Dean
Land with frontage to Main road and Stocking Lane, Naphill
Chiltern House, Stocking Lane, Naphill
Coombe Farm, Naphill
Valley Road, Hughenden Valley
Hopkins Yard and Long Lea Meadow, Hughenden Valley
Clappers, Cryers Hill Road
Wrights Builders Yard, Hughenden Valley
Binders Yard, Cryers Hill, Great Kingshill
land at Grange Road, Widmer End
Grange Farm, Hazlemere
Tralee Farm, Amersham road, Hazlemere
Queensway, Hazlemere
Land at Wood Farm, Stokenchurch
Land off Mill Road, Stokenchurch
Wallace Hill Farm, Wormsley Estate, Stokenchurch

36
37
38
39

Studley Green Paddock, Studley Green
High Barns, Marlow Road, Cadmore End
Land East of Sydney House, Lane End
Land off Park Lane, Lane End
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Suggested
use
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
alternative to
agricultural
use
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
affordable /
subsidised
housing
housing
housing
housing
housing
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id

Alternative Sites

40
41
42
43
44

Land adjacent and to the rear of the Old Sun, Lane End
Land at simmons Way, Lane End
Oakfell Garden, Downley Common
Burrows House, Downley
Ariston site, Hughenden Avenue, High Wycombe

45
46
47
48
49

Abercromby Industrial Estate, High Wycombe
Ruskin Works, High Wycombe
Corner of West Wycombe Road and Desborough Avenue
Desborough Avenue industrial area, High Wycombe
Oakridge Centre, Desborough Road, High Wycombe

50
51
52
53

Leigh Street, High Wycombe
Land east of Desborough Avenue, High Wycombe
Former Gas Works site, High Wycombe
Wycombe Hospital, High Wycombe

54
55
56
57
58
59

Frogmoor, High Wycombe
previously Woolworth, High Wycombe
High Street, High Wycombe
The old library. High Wycombe
WDC offices, High Wycombe
Cressex Health Centre, 43 London Road, High Wycombe

60
61

Wye Estate, High Wycombe
Longland Way/ Pettifer Way and Chairborough Road, High
Wycombe
empty/old units Cressex Industrial Estate, high Wycombe
Light Industrial area, Sands, High Wycombe
Land off Lane End Road
Land North of Cressex Road, High Wycombe
Westwood, High Wycombe
Clay Lane, Booker
Burleighfield House, Knave's Beech, Loudwater
Revola site, Clay Lane, Clayhill
Old Paddock, Clay Lane
Nottcuts Garden Centre, Clay Lane
land off Hammersley Lane, Penn
Green Belt area west of Hammersley Lane
Wycombe Heights Golf Club, Loudwater
5 Kings Road, High Wycombe
Queensmead House, Loudwater
Railko, High Wycombe
Land on Boundary Road, Loudwater
MFI building, Loudwater

62
63
64
65
66
67
67
68
69
70
71
72
73
74
75
76
77
78
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Suggested
use
housing
housing
housing
housing
mixed use
(housing and
employment)
housing
housing
housing
housing
no use
specified
housing
housing
housing
no use
specified
housing
housing
housing
housing
housing
no use
specified
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
187

id

Alternative Sites

79
81
82
83
84
85
86
87
88
89
90
91
92
93
94
95
96
97
98
99

area around motorway junction, Loudwater
Burleighfield Lodge, Knave's Beech, Loudwater
southern part of Whitehouse lane, Loudwater
Mobile homes, Whitehouse lane, Loudwater
Land at Southside Farm, Wooburn Green
Land North of Old Moor Lane , Wooburn Green
Amersham and Wycombe College, Flackwell Heath
Land between Amersham and Wycombe College and
Rugwood Road, North of H
The Old Nursery site, Flackwell Heath
Magpie Pub, Flackwell Heath
Lincoln House, Wooburn
Jacksons Field, Bourne End
Land at Heavens Lea, Hawks Hill
Hollands Farm, Bourne End
The Parade shops, Bourne End
Windrush House, Bourne End
Land off Northern Heights, Bourne End
Land east of Chapman Lane, Bourne End
Land south of Marlow Road, Well End
Marlow Garden Centre, Marlow

100
101
102
103
104

Little Marlow Gravel Pits (PDL section)
Westhorpe House
Thames Estate, Marlow
derelict part of Business Park near Marlow Station, Marlow
Marlow Hospital and Health Centre, Marlow

105
106
107
108
109

New Court, Liston House, Marlow
Marlow Football Club, Marlow
Seymour Court Recreation Ground, Marlow
Land at top of Burford Close, Marlow Bottom
Land between Woodside and Woodlands, Marlow Common
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housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing
housing or
care home
housing
housing
housing
housing
no use
specified
housing
housing
housing
housing
housing
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Appendix 3 Videobox results piecharts

Do you live in Wycombe District or are you
visiting today?
27

Living in Wycombe
District
Visiting
82

Do you live in..
7

Lives in High Wycombe

2 2

1

Lives in Marlow
Lives in Princes
Risborough
Lives in Rural Area North
of M40
Lives in Rural Area South
of M40
70
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Do you think it is important to create jobs?
2

Yes
No

35

Where should they be?
3

0

0

3

High Wycombe
Marlow
Princes Risborough
In Villages
Don't know
28

Do we need more homes?

Yes

16

No
21
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Where should we build them?
1

High Wycombe

5

Marlow
Princes Risborough
12

In Villages
Don't know

2
1

If we build more homes, people need extra
services. What's the most important one to
you?
1
11

10

Roads
Buses
Schools
Health Facilities
Don't know

7

8

Green Belt Review
1

1

Yes, we should review
the Green Belt
No, the Green Belt
should be left alone

16
19

We need to be careful
about where we build
Don't know
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Appednix 4 Videobox transcripts
Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

046099444913032014

No response.

No response.

No response

046099445313032014

I think High Wycombe is a
wonderful place to live I love
living here, it’s got everything
you want it’s great.

I think there isn’t enough
affordable housing in High
Wycombe and in the whole
district, it’s too expensive to
buy a house and I think that
should change.

I think we need more affordable
homes, great schools etc.

046099445613032014

No response.

No response.

I am not talking to video
cameras.

046099445713032014

No response.

The best thing about High
Wycombe to live it’s a small
town with lots of landscapes
and lots of walks. The worst
thing is the congestion and the
traffic around Wycombe town
centre itself. I would create a
little bit more sort of open plan
in the town centre where
people can come and bring
their families and spend the
day for shopping and picnicking
sort of style.

Public transport and more open
plan spaces like Frogmoor, but
it needs to be enhanced with
more sort of family friendly
environment and especially the
old side of the town which has
a lot of history and which needs
to be appreciated, and the
need to create the right sort of
environment and culture so that
people feel free to actually.

046099445813032014

Facilities, transport links,

Traffic, business of the area

Probably more investment in
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

proximity to London.

and probably crime.

things for children, park areas,
playgrounds, better roads
control of the roads and may
be not too build so many
houses as are planned in the
areas

046099445913032014

No response.

No response

No response.

046099446013032014

I think the good things about
living in Wycombe are good
transport links, good shopping
in the town centre. Easy
access lots of parking, lots of
green spaces for children,
nurseries, good schools and
used to be a good hospital but
that might be a question later
on.

The roads are not good quality;
the pavements are not very
good quality. The A&E being
shut, when the new A&E is now
Stoke Mandeville, it’s just too
far away it’s not good enough,
and there is a lot of traffic, a lot
of traffic in Wycombe and I
don’t know if there should be
more promotion of car shares.
And more awareness or
discount on public transport or
something like that.

I think I would like to see
changes, better funding into the
hospital, better funding into
local hospital and access to
hospitals. Better roads, better
awareness to transport links for
people and more funding into
some of the areas that might
need some redevelopment and
funding into them like
Castlefield and places like that,
that could have some better
shops just to brighten the place
up and support the economy a
little bit.

046099446113032014

No response.

No response.

No response.

046099446213032014

I just like it because I can still
remember, I like to remember

No Video 2

No video 3.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

what it used to be.
046099446413032014

The things about I like living in
No response.
Wycombe is the people, how
good the shopping centre is
how the growth is. What I
don’t like about Wycombe is
how there is no Youth
Programmes for the younger
under age, there is no things
for the children. I think there
needs to be more Youth Clubs,
more things that children could
do instead of the children hang
around in the street, causing
crime and committing offences
on the road. Obviously I came
from the road, I know about this
kind of stuff. I used to live the
same lifestyle on the road,
there is nothing to do so that’s
what I don’t like about High
Wycombe. What I like about
Wycombe is that there is a
fresh community and smiling,
happy and they do their thing.
There needs to be a more open
opinion about the children of
today.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

046099446513032014

The shopping centre and being
near to the M40.

Some of the areas are quite
scruffy and some of the antisocial behaviour in the more
scruffy areas.

The places that are run down
to look smarter and not as
scruffy.

046099446613032014

Shopping, cinema, routes to
the motorway, countryside.

Less potholes, better road
system, better buses, school
buses, better connection via
the buses and better cycle
routes.

Less traffic, better traffic
signals, roundabouts, hatches,
what are they called, the yellow
things to go onto the roads on
Handy Cross so that people
don’t block the way so that
people can get round High
Wycombe, High Wycombe
High School, make it a little bit
more easier in the mornings to
commute.

046099446913032014

No response.

No response.

No response.

046099447113032014

No response.

No transport system.

Affordable housing for
youngsters, children and
people living here now so
families can basically work and
live with one another, various
generations can live with one
another.

046099447213032014

Nothing, the housing is rubbish.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

046099447513032014

The Micklefield trees they
should cut them down and
build a massive shopping
complex like the one in Dubai
and they should build and Eiffel
they are building in Dubai and
a Pyramid they in Dubai, make
it much better call it Dubai.

Also like in Dubai there is a big
water park there, they should
build that there was well.
Because once you get people
working for you then the
Council could own the
shopping centre and make the
profit.

And basically, not only that in
that same area cut down trees
build houses as well so the
Council can make money out of
people as well.

046099447613032014

No response.

No response.

No response.

046099447713032014

No response

No response

No response.

046099448714032014

No response.

No response.

No response.

046099448814032014

I think I am coming from
London I have moved here last
January and I think Wycombe
is a very nice area, quiet and
clean and my problem is about
the Health Service

I think if the Council keep
building more houses, I think
it’s going to make this town
easier to live in and it’s going to
help the economics of this
area. Because if people have
house and more facilities to
work I think it’s a good thing
you know for the community
and the Council

In the next 20 years to make a
better place, more facilities for
to work. Security because
since I have been here you
know it’s not easy in London its
more easier to see a Police car
surrounding the area. But I
have been living here, I think
one year before I see one
Police car you know some area
they need to send more Police
there because some areas
because I know what I am
talking. I live in Castlefield and
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?
please more house because
Wycombe is a nice place to live
and get a house.
046099448914032014.

046099448914032014

No response.

No response.

No response.

046099449214032014

The Eden Centre, Starbucks,
good students shops. The
Eden Centre is clean,
everywhere is really clean.
There is some nice pubs, not
as many clubs as you would
like but clubs good. I never
leave Wycombe I don’t feel we
need to leave the buses are
very regular you can get
anywhere you need to the
buses are good.

Too many potholes, there is too
many mini roundabouts in the
same areas like roads are too
compact. There is not enough
pubs, I don’t feel safe walking
home and I only live like
5minutes away I don’t feel safe
walking home. There needs to
be more lights, there is not
enough street lamps. Taxi
services are a bit dodge you
could do with better taxi
service. After I finish Uni I think
I will go home, it’s close to
London. Lots of people I have
met who are living in Wycombe
have said that they are glad
that they are getting out. There
just need to be a little bit more
for people our age.

Better quality houses for
people our age I think like
landlords in Wycombe are a
little bit dodgy and I think
houses need to be a bit more
done up and they take
Students for granted. They
need to take care of properties
and things like that and I think
there needs to be a better price
for what you get for student
houses it’s too expensive.
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Jobs were are both doing
performing arts and there aren’t
many jobs, even though there
is a Theatre and the only
reason I would stay here is that
there is easy access to London
other than that there is no
opportunities for us around
here. I don’t want to stay work
at WHS Smith all my life. I
197

Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?
don’t feel safe that’s why I
wouldn’t stay I feel safer back
at home I don’t feel safe here.

046099449414032014

No response.

No response.

No response.

046099449514032014

No response.

No response.

No response.

046099449614032014

On the whole I think Wycombe
is quite a good town now much
better than when we moved
here. Can’t really blame for the
state of the High Street that just
national economy. I am a bit
worried about the fact that you
seem to be wanting to build on
Terriers Farm again. I live in
Hazlemere and I have lived
there for thirty odd years and
you have been trying to build
on Terriers Farm, for well ever
since we moved and I really
thought that idea had gone, so
I am a bit disappointed in that.
That’s about all I have to say
but keep up the good work and
as a whole the town is looking
good.

The worst things you can’t
change because the worst
things are the traffic jams
because if you have got a town
in a dip then there is not much
you can do. No on the whole
it’s fine. Change to a Labour
Council that’s what I would like
to change but that’s not going
to happen neither.

No ideas on this one really,
keep supporting the buses
that’s the main thing.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

046099449914032014

No response.

No response.

No response.

046099450114032014

No response.

No response.

No response.

046099450314032014

The countryside, open spaces
the fact that most of the people
know you in that area. Like I
said you have got Tesco’s you
have got Marks & Spencer
there is big enough, you don’t
need anything more bigger in
that area, it used to be a village
it’s now a town, we don’t need
to go any bigger as a town.
We have got two big towns left
and right Aylesbury and
Wycombe, the fact is we do not
need to expand any more in
that area. We are a medico
train station, yes it is one of the
main route to Marylebone and
Birmingham, but we cannot
handle a bigger growth at this
moment in time.

Worst things in the area are
power cuts, we are averaging
anything up to two power cuts
a month at the moment. They
only last 10 to 15minutes but
that’s still 10 to 15 minutes of
no power. Internet we can lose
internet quite a bit, but internet
is the biggest part of the culture
right now. An increase of
facilities for the local area, a big
improvement on schools, I
know they are seriously
overcrowded at this moment in
time, it didn’t really help that
you knocked down a primary
school to build and old people’s
home, then to cram everyone
else into one primary school.
Yes you did expand it but you
didn’t expand it enough to
consider the growth.

Twenty years down the line I
don’t really want it to change I
have lived there for 27 years
already. I am happy the way it
is, yes there is improvements to
bus services and stuff like that
but the way Princes
Risborough actually is it’s a
beautiful place it doesn’t really
need to go any further so at
this point in time, I can’t think of
anything that will benefit
Risborough in 20 years’ time.

046099450514032014

I think the standard of living
here is good, the schools are

Personally there is not much
that I would like to change, no

I think road transport and
infrastructure could be
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

good, the local Councils are
good, it’s a nice place to live.
The countryside is nice and
there is lots of decent towns,
personally my school is good I
like that and yeah that’s
basically it.

there is nothing really.

046099450614032014

Country parks, open spaces,
infrastructure, proximity to
London, Wycombe Wanderer’s
Football Club.

General traffic around the town, Better infrastructure in and
getting into and out of the town, around the town, and again
car parking, cost of car parking. conditions of the roads.
Schools having to take our
children out of a local school
and move them away for better
schooling, litter, conditions of
the roads and the position of
Wycombe Wanderer’s in the
league.

046099450714032014

No response.

No response.

No response.

046099450814032014

I think one of the best things
about living here, is the
availability of getting around
really the closeness to the
M40. The 404 also the local
theatre, the local cinema that’s
all catered for there is a lot of
restaurants, could be better

I think one of the worst things is
that there is no benefits for the
over 60’s here, where there are
in other areas particularly as in
Maidenhead where I moved
from 5 years ago.

I would like to see the Eden
Centre closed in during the
winter as its cold and windy
and it does not attract people
into the area.
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improved there is a lot of traffic
in certain areas.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

restaurants we don’t have a
decent Italian one.
046099450914032014

No response.

The green spaces and the
beautiful countryside are the
best things. The worst things
are the centre of High
Wycombe.

Tidy it up a bit.

046099451014032014

The best things is that this is a
big town, so close to London.
The rural areas close are by
which is basically good, we
have got friends here which
counts for a lot and quite like
the fact that near here we can
do so much as there is so
much variety in the area.

Some parts of the town and the
infrastructure are beginning to
look quite tired now.

More things to attract people to
the area, particularly from a
business point of view, and just
for the infrastructure of the area
to improve.

046099451114032014

Beautiful scenery, parks, the
Rye Park is lovely there is a lot
see.

Over crowed at times but you
can always find time in the day
to go somewhere. Not many
bad things about Wycombe
really it’s quite a place for
anyone to live, nice
atmosphere, nice people.

Improvement of the housing,
roads definitely roads need
improving as they become
quite dangerous. Overall just
safety some things are really
out of place and not really safe
for kids. Shelter under the
skate park, that would be great
so that when it’s raining we
don’t have to run off.

Local Plan Options Consultation – Feedback Report October 2014

201

Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

046099451714032014

No response.

No response.

No response.

046099451814032014

No response.

No response.

No response.

046099451914032014

No response.

Shop times need to be
changed.

Big buildings.

046099452315032014

No response.

No response.

No response.

046099452415032014

No response.

No response.

No response.

046099452615032014

I think being so close to the
countryside is helpful, also
there is a very good culture.
The Swan Theatre, and it’s
very quick and easy to get into
London or get out into the
countryside.

I think the public transport
system could do with some
improvement, and traffic
congestion. The High Street is
worrying for me.

Better public transport and
better hospital provision as
well. I am a bit worried about
the lack of Accident and
Emergency in a town this size.

046099452715032014

Well we very much enjoy the
countryside and appreciate
living in the area of outstanding
natural beauty and we very
much like to preserve the way
the countryside is, but equally
we understand that some
developments is necessary.
We appreciate you setting up
this facility to give our opinions.

No response.

No response.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

046099453015032014

No response.

No response.

No response.

046099453115032014

We like the fact that you have
got the countryside on your
doorstep. And you have got
the urban areas like the
shopping centre.

Pot holes, there is too much
traffic, the road infrastructure is
rubbish. The fact that all the
shops in the town centre are
closing down. People drop
litter everywhere, the High
Street has turned into a White
Elephant. There is nowhere for
young people to go out, there is
no classy bars like Marlow, the
list is endless Wycombe District
Council.

We would like more shops,
better variety for younger
people as well as older people.
Less potholes, I will be coming
to you when by tyre burst on
my brand new car. I would like
to see some more charity
groups for older people who
don’t have support from the
community and thing. We
would like you to employ
Chiltern Air Management.

046099453215032014

No response

No response

No response.

046099453415032014

I think the development on
Hammersley Lane needs to
stop or I think it would devalue
the houses along there. It’s not
considering the needs of the
people who are living there,
and it’s gone along without
consulting the people who are
living there. I also think it’s a
desperate attempt and it
needs to stop and I would
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

whole heartedly oppose it.
046099453915032014

No response.

No response.

No response.

046099454015032014

The best thing about living in
Wycombe is the transport links
to the rest of the country.

The worst things about
Wycombe is that the Housing
numbers keep increasing, the
infrastructure doesn’t seem to
be able to handle it. The road
conditions are pretty terrible
especially as the flooding has
damaged so much and they
don’t seem to be fixing it.

I would like to see more
funding spent on improving
current services and
infrastructure, rather than
continuing to expand.

046099454615032014

No response

No response

No response.

046099455015032014

No response.

No response.

No response.

046099455115032014

No response.

No response

No response

Night life needs to change.

Immigration.

The way they have laid out the
car park this would be
improved, I have damaged my
tyres twice while I was trying to
manoeuvre up there. Different
from the other car parks that I
have been in they have

From this small area that I have
visited today, I don’t think there
is any need for change, its
good nearly everything that
anyone would need for
shopping with the amounts of
shops that are here.

046099455615032014
046099455815032014

The main things I came down
here for are the shops, I
actually came down here for
something to eat. Very nice
place compared to Oxford
where I live much better town
especially this Mall, really really
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

good.

narrowed it too much.

046099455915032014

Parks are nice, the Eden is
quite good but the shops keep
shutting down, it’s close to
London but the tube is
expensive.

I live in Desborough and there
is not been much done to clean
up the place the shops around
there are very, very dirty and
not much done to control the
people that live around there.
They are either too noisy or too
violent, aggressive or the racial
implications of being a white
guy living in Desborough. I am
not saying a lot of people are
racists. Also the Council don’t
want to help you when you call
up with a problem the just pass
you over to another department
or the tell you they are not
going to help you. The religious
angles too many religious
people on the street I don’t like
religious people because they
are zealous also students.

I would like the Council to be
more supportive of individual
citizens so that they can help
people to get their lives
together and progress rather
than actually standing in their
way. They are there to support
us we are a socialist country.
Change Desborough I would
like it flatten it and start again.
Too many listed buildings and
stuff.

046099456015032014

Excellent schools and decent
country sides and appalling
roads

049629438113032014

Busy place, easy access to the

Pot holes, pot holes,

I would like to see the centre of
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

capital and London.

depressingly empty shops, no
heart to the centre, just a
miserable place to come.

town regenerated, it needs
some decent planning too
many empty shops and the
roads must be repaired.

049629438213032014

No response.

No response.

No response.

049629438313032014

Proximity to the motorway.

Quality of the town centre, and
other residents and general
local services and potholes.

Town centre regeneration and
improved road services.

049629438513032014

Lovely countryside.

No response.

No response.

049629438613032014

It’s a nice rural area, has good
facilities but could be better,
nice countryside I think that’s
the best.

The town is getting too big and
there is and we are not a
community anymore it’s a bit
too diverse.

Better shops more community
things, better things for young
people. I definitely think they
don’t have enough to do in the
area.

049629438713032014

No response.

No response.

No response.

049629438913032014

I think the best thing about
living in Wycombe is that it’s a
really busy community. I think
you have a lot for children here,
you have a fantastic
infrastructure in the cinema and
the bowling. The shopping
centre is excellent, I think it’s a
shame that the High Street isn’t

I think the worst thing about
High Wycombe at the minute is
the fact that the hospital has
limited it services to such an
extent. I think it’s caused a lot
of problems, I think it’s made
me feel quite secure about
living here. I am very happy
that I was able to have my

I think to improve the hospital
and the A&E services in
Wycombe would be crucial for
the next 20 years especially if
you are building new houses
and having more people come
to Wycombe it needs to have
more medical access. I think
also the roads, the roads
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

developed more but it could be.
I think you have access to
green spaces like the Rye,
Hughenden Park it makes it
beautiful to live around here, I
just think there is a lot going on
and there is a lot for the
community happening here,
and I like the fact that there is
the Swan Theatre and I think
there could be more Theatres
and more projects for the
community and for the young
population here.

children before the hospital
shut because all of my children
were in special care. And there
were people coming from
London to visit High Wycombe
Hospital, and now they have
got such limited beds over at
Stoke Mandeville, you can’t
stay and have your baby and
breast feed there. You are
travelling to and from and those
very vulnerable babies do not
have the best care, and on top
of that they spent 2 million
refurbishing the hospital and
then shut the maternity ward
down a year later. So I think
it’s a shame and that needs to
be looked at.

definitely needs improving just
because of the snow and the
deterioration. I think it’s
important to preserve the roads
and the green spaces in
Wycombe, I think the Rye and
Hughenden Park are really
lovely and I think they both
need to be preserved and
remain. I think Wycombe
Museum was beautiful in itself
and I am very sorry to lose it to
the next location. I think the
outdoor green space in the
centre of Wycombe was a
treasure, better policing would
be good, more policing to make
it safer and generally cleaning
up the streets.

049629439013032014

Not a lot, not good.

049629439113032014

I think the best things in
Wycombe are the Children’s
centre because I have an
under 5. I like being able to go
there with my son, and I like
being able to get advice from
the children centres and also
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I would like there to be to be
more schools and more doctors
surgeries because there aren’t
enough in High Wycombe at
the minute for the amount of
people and the amount of
houses being built at the
207

Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

go to the sessions and get
advice about feeding from my
health visitors and attend my
midwife sessions. Children
centre’s are amazing for the
communities around High
Wycombe.

moment.

049629439213032014

No response.

No response.

049629439313032014

The best thing about living in
Wycombe is the people, there
are some cool people in
Wycombe who want to make
the most out of their life. The
things that I would say that
aren’t good about Wycombe
are the activities available for
people who want to do things
with their life. So I would say
studios, art shops work
developments, more youth
activity to bring all the youth
together so they are not
growing up as individuals, and
when they see each other they
don’t know them and they want
to fight them and cause trouble.
They would be united when
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

they are older and make some
more activities for the youth
049629439713032014

No response.

No response.

No response.

049629439913032014

I don’t live here

Traffic on a wet day at the
gyratory.

Sunshine.

0049629440013032014

The roads are appalling around
here it’s like a third world
country. The whole thing about
Wycombe is dilapidated and
filthy, if it’s your own house you
would do maintenance on it
every now and then. You
would also make sure it was
properly maintained in the first
place. Everything around
Wycombe is about lack of
maintenance. Unfortunately
the only time anything gets
done is that’s one of the
reasons why this town is falling
about at the hills.

049629440113032014

No response

No response

No response

049629440213032014

No response

No response

No response
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049629440413032014

Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

The best things about living in
High Wycombe are the
amenities like shops and
cinemas. Travel connections
and not London prices for
property. The best things
about living in Wycombe is that
there is quite a good rental
market, there is quite good
connections to towns like
Beaconsfield, I can cycle to
Beaconsfield and although
there is a lot of trouble around
potholes they tend to get fixed
quite quickly but that’s an
average point we are talking
about cost of living amenities
and travel.

The worst things about living in
High Wycombe I would say are,
there appears and I would say
appears, as I don’t know for
sure and according to taxi
drivers there is still a lot of
crime and drugs, and there is a
lot of dis quiet the Police are
overlooking a lot of it because it
might be too much hassle.
There seems to be
ghettoization in some areas on
a racial and cultural basis. I
would say that Wycombe could
do with a real overhaul go door
to door good hardcore
questions find out what the
people want, and get down the
facts of what people want and
not try and double guess them
or just listen to politicians.

The next 20 years we have got
a massively change in cultural
especially online particularly on
line. I definitely think Wycombe
has, it’s got a diverse mix so
under 18’s could be engaged in
a really meaningful way,
obviously a mix of online and
off line, you could really as I
say gauge what’s going on for
them. I would say let’s look at
it addiction, education what it’s
like in the home and I am sure
in Wycombe there is still a lot of
violence in the home. A lot of
kids living being brought up by
kids you know what I mean and
very difficult situations and you
have got to deal with the
children’s problems get the
facts and that means engaging
children head on that will piss
off a lot of parents but you have
got to get down to these
because these are the future
criminals of high Wycombe and
the future leaders who are
going to lead High Wycombe,
and so you can’t avoid this one

Local Plan Options Consultation – Feedback Report October 2014

210

Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?
if you mean business in High
Wycombe.

049629447415032014

The best things about living
here is the green belt land and
the new shopping centre. And
obviously things like schools,
the university and colleges.
From my point of view I think
we should maintain the green
belt land as much as possible
and the areas of outstanding
natural beauty. We should be
looking at opportunities on this
side of town ………….. Green
Street…………. And the
possibility of building houses
there. (can’t hear very well,
too much background noise)

The worst thing about the town
is the ….. side of town
…eyesore ……..I think it should
be looked at in terms of
changing.

The things I’d like to see
change is more housing, more
things and activities for people
to do the ski slope and things,
it’s a shame that didn’t work out
and more cafes and
restaurants would be nice, less
like clubs and pubs, more sort
of like bistro type restaurants
would be good and obviously to
change the High Street, it’s
looking a bit worse for wear, as
is The Chilterns. Eden looks
fantastic but other parts of the
town and High Street are
looking a bit dated.

049629447315032014

No response

No response

No response

049629447015032014

No response

No response

No response

049629446815032014

The shopping centre

No response

No response

049629446715032014

No response

The worst things are the
evenings, it’s not a very nice
place to be at night time.

It would be really nice if they
stopped the roadworks on the
road going over the flyover
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?
really round by the Eden
centre. The regeneration, put
some green areas in the town
centre and some water
features.

049629446615032014

I don’t know. The schools

No response

No response

049629446315032014

No response

Anne Summers cannot leave
things in the same place at all,
honest, trust me, every time
you go in they are in a different
place.

More crispy cream.

049629446215032014

No response

No response

No response

049629446015032014

I like the shopping and I like
that I can be outside in green
open spaces from 5 minutes
walk from my house.

The traffic, the management of
the traffic around the town
centre, Handy Cross
roundabout, traffic on the A40,
getting onto the motorway in
the morning, coming back in
the evening, anything travel
related, public transport, the
buses are shocking, they never
run on time, overpriced.

Better sports facilities,
particularly for winter sports, we
had a dry ski slope and it’s
been lost, we could do with an
ice rink, you probably try and
solve getting rid of the flyover
and put traffic around.

049629445915032014

It’s got a good combination of
shops and town life. It’s close

I think the Eden centre’s quite
good but it means the High

It would be good if the river
was opened up more, cos
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

to the countryside. It’s quite
close and convenient for
London and Oxford, things like
that and it’s quite reasonable
prices for that kind of thing.
Schools are decent, my
experience of them. A decent
place I suppose.

Street is a bit dead and the
Chiltern’s a bit dead and I kind
of suppose that happens
everywhere, but that’s a shame
cos some older parts are very
nice. There’s talk of getting rid
of the museum and stuff like
that, it’s a bit of a shame, cos
it’s got good heritage which I
think is quite important.

that’s, I know historically it’s
completely based around the
river and you wouldn’t know
there was a river apart from a
few places. That’s the main
thing.

049629445815032014

No response

No response

No response

049629445315032014

One of the good things about
living in the Wycombe area
would be the open parks and
open spaces where the kids
can go out to play.

No response

A better road through system
so that you can get traffic in
and out of the Wycombe town
centre. A lot easier and a lot
quicker.

049629445215032014

No response

No response

No response

049629445115032014

I think the best thing about
living in Walters Ash and the
Princes Risborough area, is it’s
a lovely area to live in with not
too many houses and it’s a
great place to live. I certainly
wouldn’t support any more
housing out there ‘cos it would

No response

No response
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

destroy the character of the
environment and I think
probably the best thing to do
would be to build on an
extension to High Wycombe or
somewhere around the
Aylesbury way otherwise there
won’t be any areas for people
to go out and visit and I think
that would be a real shame, so
that’s my two pence worth
anyway and I hope that you will
take it into consideration.
Thank you very much.
049629445015032014

Best thing about living here is
living close to my family.

The roads, the road network is
awful, the roads are terrible.

I’d see better roads and
improved attractions and better
parks and those sorts of things
really for people to go and
enjoy themselves.

049629444915032014

No response

No response

No response

049629444815032014

I think the best thing about
living here is that there’s lots of
green space and you don’t
have to go that far to get out of
the town.

There always seems to be
loads of rubbish lying around
the roads, not enough bins and
the roads are in a really bad
state.

Sort the roads out and potholes
and make sure we’ve got
enough green space.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

049629444715032014

No response

The hospitals, the doctors, the
traffic.

Rebuild Wycombe hospital to
have an A&E and maternity
department, more doctors
surgeries, mend the roads the
roads are dreadful. Don’t build
on green belt, don’t overcrowd
us, we’re crowded enough
already.

049629444415032014

I like High Wycombe, cos it’s a
nice city and has plenty of job
offers.

I think High Wycombe could be
a much cleaner city and have
more green space.

No response

049629444315032014

I like the fact that Wycombe is
multi-racial, I like the fact that it
is surrounded by green
countryside even though it is
fairly dense in the middle. I like
the shopping facilities, local
restaurants in my area is very
good, which I like. I’m
concerned about the increasing
amount of traffic on the roads
where I live, it’s actually quite
dangerous sometimes just
trying to cross from one side of
the road to the other. I can’t
say too much about schools
because my grandchildren

I’ve already said about the
density of traffic, with the
increase in traffic comes
increasing noise levels. It must
be difficult for people with very
young children to constantly
have to allow for traffic on the
roads and especially having to
try and cross the road. Where I
live there is a really good
recreational area for children,
but whichever way you go to it
you end up crossing roads,
which means for children it’s
tricky for them going there
alone. I’m actually quite happy

Being the age I am, I’m not
sure I’ll still be here in 20 years.
I’m not really qualified to
answer that I don’t think, I do
have family living in the area
but there’s nothing to say they’ll
still be here in 20 years, they
could have moved on, married
etc, living in different places.
No, no there aren’t any.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

aren’t school age. I think that’s
about it, I’m sure there are
other things that I like, good rail
service into London.

with it, you don’t want too many
people saying too much do
you.

049629444215032014

The new facilities that have
sprung up recently like the
Eden centre, the shopping’s
got a lot better and there’s
more to do in town for people
now.

The traffic problems around the
entrance to the Eden centre
and the traffic problems along
the A4010 tend to be the worse
bits for me and that’s all I’d like
to change.

The old part of the town could
be sorted out like the High
Street, you’ve got a lot of
closed shops and bits like that.

049629444015032014

No response

No response

No response

049629443915032014

No response

No response

No response

049629443414032014

No response

No response

No response

049629443314032014

Definitely the greenery, the
countryside, the wildlife, having
Chilterns here on your
doorstep, the lovely streams,
nature reserves, having all of
that is so convenient and yet
being so close to London and
the big cities is something
that’s very precious and would
be a shame to lose.

I’m sure you’re going to hear
this quite a lot, but the worst
thing would definitely have to
be the roads. The amount of
potholes is an absolute
nightmare, causes loads and
loads of damage to the cars
and makes driving quite
dangerous. So if they could be
sorted that would make it a
much nicer place to live.

Better sports facilities would be
very very high on my agenda. I
was disappointed when the
Booker development didn’t get
the go ahead last year or the
year before as Wycombe’s
calling out with the population
as large as it has. Having
better sports facilities for the
university as well as the local
community to take advantage
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?
of would be a huge asset and
would make Wycombe an even
greater place to live than it is at
the moment.

049629443114032014

The best things are the town is
very quiet, greenery around.
It’s cheap. Neat and clean.
Town centre needs improving
and transport system needs
improving, on West Wycombe
Road please, do something on
West Wycombe Road.

No response.

See it like London. Yeah some
underground, something like
that. And the fares from here
to London are quite expensive.

049629443014032014

Good schools, good access to
the local countryside and you
have the motorway, good
access to London and the train
location and things like that.

Lack of housing. House prices
are very high. The roads,
infrastructure, Wycombe town
centre, the bypass being
closed down to one lane,
potholes, the usual stuff. The
complete ridiculous change of
the lane structure by the Law
Courts, is going to cause a pig
load of traffic because there’s
no filtering. Basically traffic.

Better rural policy about
changing brownfield sites,
rather than chewing up
greenfield sites which seems to
be happening on the fringes,
due to urban sprawl. Planning
restrictions on things like lots of
flats in certain parts of the town
because it’s just turning into
one tower block.

049629442714032014

The location. Central.

Business rates are very high.

Cheaper business rates
obviously. More shops, less
charity shops, less betting
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?
shops.

049629442514032014

I don’t currently live in
Wycombe District area. I enjoy
the area ‘cos it’s close to
London, it’s easy to get in and
out of town, plenty of things to
do etc. the facilities around the
area are important to me,
sporting facilities in particular
and it’s very important that
there’s plenty of facilities for
kids and easy access to them.
I think if there’s one issue that I
have with Wycombe at the
moment it’s probably that the
ability to drive in and out,
drivers are treated as second
class citizens, and yet I think it
is quite important that drivers
are able to get about so would
probably over do the pressure
on drivers. Having said that I
do understand that pedestrian
areas are useful and important
as well. Schools are important.

Oh right, having said that the
best things are the sports
facilities in the sports facilities.
I think the worse things are the
lack of opportunities for drivers
in the area I think Wycombe
District Council is pretty
impressive on drivers things.
Could do with a bit more
parking in town. Keep the
prices down on parking in town.
And could do with a little more
forethought into traffic control
to ease the traffic flow in and
out of the town. Those would
be the main things I would like
to see change in Wycombe
District area.

I think the main things that
need to change over the next
20 years would be control of
populations, we don’t need a
too large amount of people in
this area and I also think we
need to put a lot more thought
into smoothing the flow into
and out of the city centre,
whether that be car, people etc.
I think we need to continue to
focus on providing excellent
quality schooling in this area
and good transport links into
London. Those would be the
two major things I’d improve
here, or the three major things
I’d like Wycombe District
Council to improve here.

049629442314032014

It’s a nice environment for the
children and there’s work.

Schools at west side of
Wycombe are a total nightmare

A secondary school at the west
side of Wycombe.
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

and the roads are a state.
049629442214032014

No response

Transportation.

Better organised development
and roads that are straighter.

049629442114032014

No response

No response

No response

049629441714032014

No response

No response

No response

049629441614032014

I like High Wycombe because
it’s got a railway station, got a
bus station, Slough bus station
isn’t very good and in
Wycombe Eden centre is near
the shops, but the roads could
be done better and all the
gullys need to be emptied out
everywhere ‘cos when it rains
all the roads flood and its
terrible. You’ve got easy shops
in the Eden centre and at
Spring Gardens that’s not too
far away. I’ve lived in High
Wycombe for two years after
living at Taplow.

Get rid of the subways like they
have done at Slough so that
nobody’s mugged underground
and basically clean up things a
bit better ‘cos the gullys and
the roads need to be really
clean, ‘cos they need to be
cleaned every day. High
Wycombe’s not bad but some
places the workmen haven’t
put the slabs back properly on
the pavements so you end up
tripping over them.

I’d like to see less traffic, more
people on buses.

049629441414032014

No response

No response

No response

049629441013032014

The best things about living in
High Wycombe, I’d say it’s

I’m not really sure if there’s any
things I would change to be

I’d like to see the transport
improved, also more things for
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049629440513032014

Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

quiet, people are friendly, and
it’s a pretty nice place, pretty
decent apart from the many
hills that it has. I think that’s
about it, don’t know what else I
can say to be honest. Maybe
more things to do for young
people, people around my age
24, 20 and upwards, that would
be pretty cool, apart from that
it’s a pretty decent area and I
don’t really have any negative
things to say about it, since I’ve
recently moved here about a
month ago and I’m still getting
to know the area.

honest. I’d say have more
local events to bring people
together, that would be pretty
nice, especially for people like
myself who are new to the area
and don’t know much, it would
be nice if there was an event
where I could go and meet new
people and what not as well. I
have not really witnessed any
negative things in this area
since I’ve only been here one
month, but hopefully I don’t
witness any negative things.
That’s about it for now.

young people to get involved in
or do as well. At times it can
get pretty boring in the area,
there’s not really much else to
do. So something like, what
would be good, may be
introducing a monthly event or
something aimed at the local
community, bringing people
together or something different.
Maybe a festival a month, just
something interesting,
something different that doesn’t
happen all the time. Maybe
even bring in a circus down in
one month, bring in animals
down in another month,
focusing on certain different
things on another month, I
know it’s a bit vague, but.

No response

I like the location,
geographically High Wycombe
is proximity to London, it is
number one priority it is very
easy access to London. Green
areas surrounding High
Wycombe as a town. What I
don’t like is the rubbish

To make immigration
sustainable. We can
accommodate people to the
actual situation with the
housing market. We have to
be in balance with the people
who are coming to settle
permanently in High Wycombe
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Question 1

Question 2

Question 3

What do you like about the
area?

What do you not like?

What would you like the area
to become over the period
2013 – 2031?

collection policy.
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with the economical resources
available for providing them
with the housing. What I would
like to say, I experienced the
situation when existing housing
market has been changed in
terms of naming
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