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1. INTRODUCTION AND CONTEXT
Introduction
1.1
Wycombe District Council is currently
preparing a new planning framework to help deliver
the Community Plan vision for the District to 2026,
namely that:
“By 2026, Wycombe will be economically strong
and the place to live, work and visit.”
1.2
This planning framework is set out in the
‘Wycombe Development Framework’ (WDF), which
will be composed of a number of planning policy and
other documents, and which will ultimately replace
the Wycombe District Local Plan to 2011, adopted in
2004. The first WDF planning policy document was
the Core Strategy, itself adopted in 2008: this sets
out the overarching spatial vision for the District, and
a number of high-level policies, and sets the context
for all other WDF documents.
1.3
This document is the second WDF planning
policy document, known as the Delivery and Site
Allocations Development Plan Document (DPD or
document for short), and we would very much
welcome your views on the policies and proposals it
contains. The structure of the Wycombe
Development Framework is illustrated in Fig. 1.1.
Fig 1.1 Structure of the Wycombe Development Framework
Relationship between Local Development Documents
Regional Spatial
Strategy
Wycombe Development
Framework

Wycombe District
Local Plan to 2011
(2004)
(Saved Policies)

Core Strategy (2008)

Delivery and
Site Allocations

Development
Management Policies

Buckinghamshire
Structure Plan
(1996)
(Saved Policies)

Delivery & Site Allocations Development Plan
Document
1.4
The Delivery & Site Allocations Development
Plan Document is intended to translate the high level
policies of the Core Strategy into more detailed
policies, and site-specific allocations that will enable
development to be delivered. It also addresses the
the infrastructure needed to support development.
1.5
Work first started on preparing the Delivery
& Site Allocations Development Plan Document in
2004, when it was known as the Site Allocations
Development Plan Document. Because of the
important role that the document will play in
delivering the vision for the District to 2026, we have
decided to change its name to Delivery & Site
Allocations.
Early work on the Delivery & Site Allocations DPD
included:
• Issues and Options: public consultation on the
issues and options that need to be considered
as part of preparing the document was
undertaken in two key stages:
o Imagine the Future Part 2 (October –
December 2004)
o Imagine the Future Part 3 (September
2005).
• Preferred Options (February 2007): in light of
the earlier feedback received, and the emerging
evidence base, the Preferred Options document
set out preferred sites for allocation, preferred
areas for designation for protection, and
preferred policy approaches that should apply to
these sites and areas.
1.6
All earlier consultation material and a full
summary of the responses received are still available
to download via the Council’s website or can be
viewed at the Council Offices in High Wycombe.

Proposals Maps

Supplementary Planning
Documents
Statement of Community
Involvement (2006)
Development Plan Documents
Part of Development Plan

Supplementary
Planning Documents

1.7
Since the last consultation in February 2007,
much has changed; the Core Strategy has been
considered - and amended - by a Governmentappointed Planning Inspector, development has come
forward, and of course the economy has also
experienced a dramatic shift. All of which have
prompted a need to revisit the policies and
proposals in the 2007 draft of the document. In
addition, the rules governing the preparation of been
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1. INTRODUCTION AND CONTEXT
DPDs have changed: the Issues & Options and
Preferred Options consultation stages have now
been replaced by a new public participation stage
which also involves consideration of options. All
previous work is seen as part of this one, significant
stage of the process.
Structure and Content of the Document
1.8
Because this latest consultation stage is a
continuation of previous work, this document does
not repeat policies and proposals which remain
unchanged since the 2007 Preferred Options draft.
Instead, the scope of the Delivery & Site Allocations
document is confined to new issues that have not
previously been consulted upon or issues where
there have been significant changes as a result of new
proposals or further work.To obtain the full picture
therefore, both this and the 2007 Preferred Options
document should be read together. Table 1 sets out
a summary of the key issues and options that have
changed and developed since February 2007.Table 2
(at the end of Chapter 2 Summary) sets out a

detailed list of changed and updated policies in
respect of particular sites and policies.
The Delivery & Site Allocations document is in 3
parts:
1. Introduction and Context
2. District-wide policies – setting out the
preferred overall policy approach that applies
to the allocations and area designations and a
limited number of broader “development
management” policies on key issues.
3. Area sections – that set out what the main
proposals are in the different areas of the
District. This includes specific requirements
for certain individual sites. In the February
2007 document individual sites were set out
with Development Principles.These have now
been replaced by the site policies set out in
this document.
To accompany this there are a series of maps
showing the preferred site allocations and area
designations (see Appendix 6).

Table 1 Summary of Key Issues and Options addressed in the Delivery and Site Allocations Development Plan Document

Key Issue & Options
Delivering Housing

High Wycombe Town Centre

M40 Gateway
Infrastructure & Viability

What’s changed since February 2007?
Updated information and potential approaches to meeting housing
requirements, including the release of greenfield sites
Development of the vision for the town centre based on the original
“masterplan” including detailed transport modelling work, urban
design, assessment of funding opportunities and a new policy
approach to retail issues.
Updated proposals and options for the RAF Daws Hill / Abbey Barn
area
Providing greater clarity on infrastructure requirements for the
District arising from new development

Key Policy Areas
•
Green Infrastructure
•
Open Space Standards
•
Sustainable Construction

Proposals for a green infrastructure network; identification of sites of
nature conservation importance; options for new standards for the
provision of open space in new developments; updated policy
approach for sustainable construction including a 15% renewables
target

Area Specific
•
Desborough Area
•
Hughenden District
•
Marlow
•
Princes Risborough
•
Bourne End

Area and site specific policies using updated information and
development requirements. Policies also address retail issues in
Marlow and Princes Risborough and housing issues in Princes
Risborough and Bourne End.
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1. INTRODUCTION AND CONTEXT
The Evidence Base
1.9
The preparation of this document is founded
on an evidence base of information.This includes the
outcomes of the consultations referred to above and
includes the sustainability appraisal (see below). In
addition to a range of technical studies that have
already informed the earlier stages of work on the
Delivery and Site Allocations document, additional
studies and background papers have specifically
informed this update stage.These include:
• Buckinghamshire Strategic Housing Market
Assessment (2008)
• Wycombe Strategic Housing Land Availability
Assessment (2009)
• Updated Landscape Assessment of Greenfield
Sites (2009)
• Ecology Assessment of Greenfield Sites (2009)
• Wycombe Transport Model Technical Notes
(various) (2008-2009)
• Retail and Town Centre Uses Update (2009)
• Green
Infrastructure
Strategy
for
Buckinghamshire (2009)
• Local Standards – Open Space Standard Setting
(2008)
• Biodiversity Designations Background Paper
(2009)
• Buckinghamshire Infrastructure Study – Phase 2:
South Buckinghamshire (2008)
• Delivering the Town Centre Masterplan (2009)
• Daws Hill & Abbey Barn Planning and
Infrastructure Framework (2009)
• Strategic Flood Risk Assessment for Wycombe
District (2009)
1.10 A full list of the supporting documents for
this update consultation can be found on our
consultation web pages. The supporting documents
are available on the Council’s website at
www.wycombe.gov.uk/planningconsultations and
copies can also be viewed at the Council’s offices in
High Wycombe.
Sustainability Appraisal
1.11 In preparing the Preferred Options
document, the Council tested sites and options for
sites through a process called a Sustainability
Appraisal. This testing provided the Council with an

understanding of the social, economic and
environmental issues which need to be taken into
account. It has served as an important tool in
highlighting what appropriate mitigation measures
are required. Information from the evidence base and
from consultation responses (particularly from
technical consultees) has been an important input
into this appraisal.
1.12 An update to the Sustainability Appraisal has
been prepared to complement the additional
proposals and options highlighted in this update
consultation document. This update is available on
the website and at Council offices.
Purpose of Consultation - We want to hear
your views
1.13 This is a consultation document and final
decisions on which sites are chosen, how those sites
should be developed and the detailed wording of
policies have not yet been taken.The document sets
out options as to how the Council might deliver the
Community Plan and the strategy set out in the
Core Strategy.
1.14 The Core Strategy was adopted in 2008 and
confirms broad planning policy and some detail, for
example, which greenfield areas are reserved for
development. Issues that have been agreed through
the Core Strategy are now fixed and therefore we
are not consulting on these issues again. Instead, this
consultation wants to know if you feel we are
proposing the right approach to development and
change and whether we are allocating the right sites
for the right uses in your local area.
1.15 We would welcome your views on any aspect
of the proposals and approaches contained in this
document. For example:
• Do you think an alternative option is more
sustainable than the preferred option selected?
• Do you know that there are constraints or other
issues that would prevent development on the
sites shown in this document that we have not
identified?
• Should we be including other developments in
your local area, such as community facilities?

5
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1. INTRODUCTION AND CONTEXT
1.16 In particular we would like your views on the
specific consultation questions included through the
document (highlighted in a green box). You can, of
course, comment on any part of the document but
please make sure you indicate which question, policy,
paragraph number or map/figure you are referring to
so we can fully understand your representation.
1.17 The consultation commences on Tuesday
16 June and runs for eight weeks, ending on
Friday 14 August 2009.
Please send your comments by 4.45pm on Friday 14
August 2009 to:
By post:

WDF Consultation Planning Policy Team
Wycombe District Council
Freepost HY120
Planning and Sustainability WDC 63
Queen Victoria Road
High Wycombe
HP11 1BB
By email:
spatial_planning@wycombe.gov.uk
Date

A standard consultation response form will be
available on our website to download and complete.
See www.wycombe.gov.uk/planningconsultations.
What happens next?
1.18 Following this consultation, the Council will
consider the responses we receive and publish a
summary of those representations. We will then
begin to refine the document prior to publishing the
pre-submission document for representations to be
made prior to for submitting it to Government to be
examined. The process is set out below, with the
current stage shown in bold. Previous stages have
been part of the ‘Imagine the Future’ consultations
(“IF” for short).

WDF Stage

Oct 2004

IF2 Consultation on Issues and Options

Sep 2005

IF3 Further Consultation on Issues and Options

Feb 2007

IF4 Consultation on Preferred Options

June 2009

IF5 Update Consultation

May 2010

Publication of Pre-Submission Document

Sep 2010

Submission to Government

Jan 2011

Independent Public Examination

Jul 2011

Delivery & Site Allocations DPD Adopted
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2. SUMMARY
Summary
Delivering the Strategy for Wycombe
2.1
The consultation document covers a wide
range of issues. Some of these are expressed as
specific proposals, others, particularly where it is a
new issue, involve the consideration of options on
the way forward.
2.2
Key elements of the consultation document
include:
• High Wycombe Town Centre - Development
of the vision for the town centre, based on the
original “Masterplan” vision, involving:
- Re-structuring of the road network of the town
centre to integrate the new town centre with
the heart of the old town centre. This includes
the closing of Abbey Way, and creation of new
public spaces and development opportunities.
Extensive
transport
modelling
has
demonstrated that this vision can be delivered.
- A responsive and flexible policy approach to
addressing issues in the retail core of the town
centre
- A range of proposals for key town centre sites
• Delivering Housing - Updated information and
potential approaches to meeting housing
requirements.The key elements are:
- Current information on housing land supply
suggests that to meet housing requirements, the
5 greenfield reserve locations identified in the
WDF Core Strategy (Abbey Barn North, Abbey
Barn South, Gomm Valley, Slate Meadow, and
Terriers Farm) may need to be allocated for
release before 2026.
- Further updating of information and potential
alternative approaches may reduce the need for
greenfield release
- Greenfield release is not needed before 2019,
but the document highlights a potential order of
release (see also M40 Gateway below)
- Potential site policies and approaches to
developing the greenfield sites if needed are
included
- Alternative sites and approaches to meeting
housing requirements at Princes Risborough are
suggested.
- Delivering affordable housing as part of the
proposed allocations

• M40 Gateway – updated proposals and options
for the RAF Daws Hill/Abbey Barn area are set
out, including:
- Whether the sites should be developed
comprehensively
- Potential land use and infrastructure proposals
for the area, including potentially primarily
residential development on RAF Daws Hill and a
more mixed use approach on Abbey Barn South
- Options for potential transport solutions in the
area
• Desborough area – proposals for providing new
open space within a wider framework for the area
• Hughenden District – updated mixed use
proposals for the De La Rue and Compair sites
that deliver major improvements in the corridor
and a core of business activity in the area
• Marlow – options for how to meet food retail
needs within the town in the future, including the
Riley Road site, and also an option of a second
food store in the centre of the town with a
number of potential sites considered.
• Princes Risborough – the main issue relates to
how to meet housing requirements (see above).
• Rural Areas – significant change is not proposed
in the rural areas, other than a few limited site
specific proposals.
• Transport proposals – these feature in relation
to all the major proposals. In addition the
document is consulting specifically on the future
protection of the Bourne End to High Wycombe
disused railway line.
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2. SUMMARY
2.3
The document sets out some new
approaches on some key policy areas, including:
• Green Infrastructure – including proposals for
a green infrastructure network, identification and
protection of sites of nature conservation
importance, and options for new standards for the
provision of open space in new developments.
• Sustainable Construction – updated policy
proposals for this key area, including for a 15%
renewables target, and specific proposals on key sites
• Land for Business – an updated potential policy
approach for dealing with the proposals on scattered
business sites.
• Infrastructure and Viability – inclusion of a
draft infrastructure schedule based on discussions
with the key service/infrastructure providers, and a
potential policy approach to addressing viability in
the current economic circumstances.

Updated Policies
2.4
Table 2 below sets out the updated list of
policies contained within this Delivery and Site
Allocations document. Where policies and/or
approach have not changed since the Preferred
Options document published in February 2007 this is
indicated.
2.5
The indication of a policy remaining
unchanged since February 2007 does not mean that
this is the definitive approach that will be included in
the submission version of the Delivery and Site
Allocations document. In light of the responses
received through this Update Consultation and
further work, designations and allocations may
change in the lead up to submission.
Development Principles retained for sites from
February 2007 will be transferred into specific site
policies within the submission DPD.

Table 2 Updated List of Site Allocation Policies – Preferred Options (February 2007) and Update Consultation (June 2009)
Policy Topic

Preferred Options
February 2007

Update Consultation June 2009
Action Taken

Replacement Policy

DISTRICT WIDE POLICIES AND DESIGNATIONS

Land for Business

Housing Supply and
Greenfield Sites

A1 Prime Business Area

UNCHANGED

-

A2 General Business
Area

UNCHANGED

-

A3 Scattered Business
Sites

REPLACED

A4 Scattered Business
Sites with Potential for
Change

DELETED

A6 Housing Delivery

REPLACED

B1 Scattered Business
Sites
B2 Meeting Housing
Requirements

A16 Land Safeguarded for
REPLACED
Longer Term
Development

B3 Phasing of Greenfield
Sites

A7 Site Allocations that
Deliver Housing

B4 The Principle of
Housing Development

REPLACED
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2. SUMMARY

Policy Topic

Transport Infrastructure

Preferred Options
February 2007

Update Consultation June 2009
Action Taken

Policy retained except
transport improvement
lines in High Wycombe
town centre superseded
by policy HWTC3(b)

A14 Transport
Improvement Routes

PART RETAINED

A8 Site Allocated for
Development within the
Town Centres

REPLACED

A9 Town Centre
Boundary

REPLACED

A10 The Primary
Shopping Area

REPLACED

B6 The Primary Shopping
Areas

A11 Primary Shopping
Frontage Zones

REPLACED (through
area specific policies)

HWTC5 Primary
Shopping Frontage Zones:
High Wycombe;
MR1 Primary Shopping
Frontage Zones: Marlow;
PR1 Primary Shopping
Frontage Zones: Princes
Risborough

A12 Secondary Shopping
Frontage Zones

HWTC6 Secondary
Shopping Frontage Zones:
High Wycombe;
REPLACED (through area MR2 Secondary Shopping
specific policies)
Frontage Zones: Marlow;
PR2 Secondary Shopping
Frontage Zones: Princes
Risborough

B5 Town Centre
Boundary and Allocations

Town Centres and Retail

NEW

HWTC7 Special Retail
Policy Zones: High
Wycombe

A13 District Centres

REPLACED

B7 District Centres

A17 Settlement
Boundaries

REPLACED

B8 Settlement Boundaries

-

Settlement Boundaries

Replacement Policy

9
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2. SUMMARY
Policy Topic

Preferred Options
February 2007

Action Taken

B9 Green Networks and
Infrastructure

REPLACED

B10 Green Space

-

NEW

B11 Sites and Species of
National and International
Importance

-

NEW

-

NEW

-

NEW

A18 Green Space

REPLACED (in
A19 Areas of Open Space
Desborough Area
Deficiency
section)
Planning for Flood Risk
Management
Sustainable Construction

Green Belt

B12 Sites of Local and
Regional Importance
B13 Biodiversity in
Development
B14 Open Space in New
Development
D2 Delivering New Open
Space and River Corridor
Improvements

A20 Reducing Flood Risk
A21 Flood Zone
Exceptions Test
A22 Sustainable Buildings

REPLACED

REPLACED

-

NEW

-

NEW

Infrastructure & Delivery

Mixed Use Sites

Replacement Policy

NEW

-

Green Infrastructure

Update Consultation June 2009

A5 Mixed Use
UNCHANGED
Development
A15 Protecting the Green
UNCHANGED
Belt

B15 Reducing Flood Risk
B16 Sustainable
Construction
B17 Infrastructure and
Delivery
B18 Viability
-

AREA SPECIFIC POLICIES
High Wycombe Town Centre

High Wycombe Town
Centre Vision

-

NEW

-

NEW

-

NEW

-

NEW

HWTC1 High Wycombe
Town Centre Vision
HWTC2 Principles for
Delivering the Vision
HWTC3 Delivering the
Town Centre Vision in
Detail
HWTC4 Funding the
Town Centre Vision
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2. SUMMARY
Policy Topic

Update Consultation June 2009

Preferred Options
February 2007

Action Taken

Replacement Policy

AREA SPECIFIC POLICIES

Retail

NEW

HWTC5 Primary Shopping
Frontage Zones: High
Wycombe
HWTC6 Secondary
Shopping Frontage Zones:
High Wycombe
HWTC7 Special Retail
Policy Zones

NEW

MU6 Baker Street

NEW

MU8 Collins House /
Corner of Bridge
Street/Desborough Road

A11 Primary Shopping
Frontage Zones

REPLACED

A12 Secondary Shopping
Frontage Zones

REPLACED

Town Centre Sites
Baker Street
Collins House / Corner
of Bridge
Street/Desborough
Road
Dovecot Remainder

Development Principles
-

-

NEW

MU9 Dovecot Remainder /
Archway (including land to
the east of Archway
realised through changes
to the road network)
MU11 Lily’s Walk (former
gas works site)
MU12 High Wycombe
Railway Station
MU14 Buckingham House
and Castle House
MU15 Swan Frontage
(including land at Abbey
Way Gyratory realised
through changes to the
road network)

Lily’s Walk (former gas
works site)
High Wycombe Railway Development Principles
Station
Buckingham House and
Castle House

NEW

Swan Frontage

-

NEW

Desborough Road Car
Park and The Kings
Centre

-

NEW

MU22 Desborough Road
Car Park and The Kings
Centre

Duke Street Car Park

-

NEW

MU23 Duke Street Car
Park

REPLACED
NEW

Octagon Parade

-

NEW

MU24 Octagon Parade
(including land at Abbey
Way flyover (western end)
and Oxford Road
roundabout)

Bridge Street

-

NEW

MU26 Bridge Street

Chilterns Shopping
Centre
Wycombe General
Hospital

-

NEW

-

NEW

MU27 Chilterns Shopping
Centre
MU31 Wycombe General
Hospital

12
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2. SUMMARY
Update Consultation June 2009

Preferred Options
February 2007

Policy Topic

Action Taken

Replacement Policy

AREA SPECIFIC POLICIES
Easton Street

Development Principles

REPLACED

PBA10 Easton Street

Council Offices and
Royal Mail Sorting
Offices

-

NEW

PBA12 Council Offices and
Royal Mail Sorting Office

Suffield Road

-

NEW

RES56 Suffield Road

-

NEW

-

NEW

D1 Desborough Delivery
Framework
D2 Delivering New Open
Space and River Corridor
Improvements

Desborough Area

Planning Framework

MU2 Bartletts, Grafton
Development Principles
Street

UNCHANGED

Green Street

NEW

MU3 Green Street

Development Principles

REPLACED

MU4 Leigh Street

Former Compair

Development Principles

REPLACED

MU16 Former Compair

Former De La Rue

Development Principles

REPLACED

MU17 Former De La Rue

Leigh Street

-

-

Hughenden District

M40 Gateway
RAF Daws Hill

-

NEW

BS RAF Daws Hill

Abbey Barn South

-

NEW

RL4 Abbey Barn South

Abbey Barn North

-

NEW

RL3 Abbey Barn North
MU19 Sports Centre Site

Sports Centre Site

Development Principles

REPLACED

MU18 Cressex Island

Development Principles

UNCHANGED

-

Rest of High Wycombe
Land at Terriers Farm.
High Wycombe
Gomm Valley, High
Wycombe

-

NEW

RL2 Land at Terriers Farm,
High Wycombe

-

NEW

RL5 Gomm Valley, High
Wycombe

Ashwells,Tylers Green

-

NEW

RL6 Ashwells,Tylers Green

REPLACED

MU21 Wycombe Marsh

Wycombe Marsh

Development Principles
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2. SUMMARY
Policy Topic

Update Consultation June 2009

Preferred Options
February 2007

Action Taken

Replacement Policy

AREA SPECIFIC POLICIES
Land Off Wooburn
Mead and Land
Adjacent to S R S
Joinery Ltd
Holywell Mead, High
Wycombe
Kingsmead Recreation
Ground (Netball
Centre and Depot)

-

NEW

MU33 Land Off Wooburn
Mead and Land Adjacent to
S R S Joinery Ltd

-

NEW

HM1 Holywell Mead, High
Wycombe

-

NEW

KR1 Kingsmead Recreation
Ground (Netball Centre
and Depot)

RES11 Bellfield First
and Middle School

Development Principles

UNCHANGED but reference should be made
to Local Plan Development Principles instead
of Feb 07 document

RES12 Downley
Middle School /
Turner’s Field

Development Principles

UNCHANGED

RES39 Former Terriers
Development Principles
First School

Planning Permission
Granted

-

Marlow

Retail

A11 Primary Shopping
Frontage Zones
A12 Secondary Shopping
Frontage Zones

REPLACED
REPLACED

MR1 Primary Shopping
Frontage Zones: Marlow
MR2 Secondary Shopping
Frontage Zones: Marlow

Riley Road

-

NEW

MU28 Riley Road

Liston Road Car Park

-

NEW

M1 Liston Road Car Park

Portlands
Dean St. Car Park
RES29 Great Marlow
School

Development Principles
Development Principles

Subject to June 2009
consultation outcomes
Subject to June 2009
consultation outcomes
Outline Planning
Permission Granted

-

Princes Risborough

Retail
Ker Maria Nursing
Home

A11 Primary Shopping
Frontage Zones
A12 Secondary Shopping
Frontage Zones
-

REPLACED
REPLACED
NEW

Picts Lane

Development Principles

REPLACED

Molins

Development Principles

UNCHANGED

PR1 Primary Shopping
Frontage Zones: Marlow
PR2 Secondary Shopping
Frontage Zones: Marlow
SR4 Ker Maria Nursing
Home, Aylesbury Road
MU21 Picts Lane
-

13
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2. SUMMARY
Policy Topic

Update Consultation June 2009

Preferred Options
February 2007

Action Taken

Replacement Policy

AREA SPECIFIC POLICIES
Bourne End
Slate Meadow
Rear of 29-29 and 37
Furlong Road, Bourne
End

-

NEW

RL1 Slate Meadow

-

NEW

RES57 Rear of 29-39 and
37 Furlong Road, Bourne
End

-

NEW

MU34 Springbank House,
Lane End

Rural Areas
Springbank House,
Lane End
Stockwells Timber
Yard, Stokenchurch

Development Principles

UNCHANGED

-
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3. UPDATED STRATEGIC CONTEXT
Updated Strategic Context

Community Plan(1)

3.1
Since the consultation on the Preferred
Options draft of the Site Allocations document in
February 2007, the strategic context within which
this document is being prepared has moved on.
There are three main changes, dealt with in turn
below:

3.4
The Wycombe Community Plan was agreed
by the Wycombe Partnership in 2005 and was
prepared alongside the Core Strategy. It is now being
refreshed and updated, and continues to provide the
overarching vision that we are working towards
through more detailed land allocations.

1. Adoption of the South East Plan
2. Community Plan refresh
3. Wycombe Development Framework
Core Strategy adoption.

Wycombe Development Framework Core
Strategy Adoption

South East Plan
3.2
The South East Plan is the Regional Spatial
Strategy for the South East region. It provides the
strategic planning framework for preparing Local
Development Frameworks and now forms part of
the statutory development plan for the District. It
was adopted in May 2009. Its adoption means that
policies in the former Buckinghamshire County
Structure Plan and the former Regional Spatial
Strategy (RPG9) no longer apply.
3.3
One of the main changes in the adopted
South East Plan relative to the position in 2007 is the
increase in housing requirements for Wycombe
District. These new requirements are however
factored into the newly adopted Core Strategy.
Other issues in the South East Plan that have
developed towards the end of its preparation
process include issues such as Green Infrastructure
and Sustainable Construction – these issues are
developed further in this consultation document.

3.5
The Core Strategy was adopted in July 2008,
following a public examination towards the end of
2007. It forms a key part of the development plan for
the District and the proposals in the Delivery and
Site Allocations document need to fit with its overall
vision, strategy and more detailed policies. Key
elements of that strategy include the overall
locational strategy for where development should
take place, including the designation of reserve
greenfield locations for future development, and
specific policies for key parts of the District,
including Marlow, Princes Risborough and specific
areas of change within High Wycombe.
3.6
One of the reasons for undertaking this
update consultation arises from some of the changes
to the Core Strategy following its public examination
and the resulting Inspector’s report.This includes the
need to address the delivery of the vision for change
in High Wycombe town centre and also issues
relating to housing delivery in the District.

(1) The Wycombe Sustainable Community Strategy is known as ‘The Wycombe Community Plan’
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Introduction

4.1 Land for Business

4.1
This section sets out the preferred approach
to the District-wide policies that should apply to the
main site allocations and designations which are set
out in this document and shown on the
accompanying maps in Appendix 6. Site allocations
are areas where land will accommodate future
development; designations are areas where we are
safeguarding the existing use or promoting
enhancement of that use.This section also includes a
limited number of new general development
management policies that are required alongside the
site allocations and designations.

What’s changed since February 2007?

The topics covered in this section include:
•
•
•
•
•
•
•
•
•

Land for Business
Housing Supply, including the potential
release of greenfield sites
Transport Infrastructure
Town Centres and Retail
Settlement Boundaries
Green Infrastructure
Planning for Flood Risk Management
Sustainable Construction
Infrastructure & Delivery

4.2
The following topics were consulted upon in
February 2007 and our preferred option remains the
same and they are therefore omitted from this
document:
•
•

Mixed Use Sites
Green Belt

4.3
How these updated policy approaches apply
to individual sites is set out in the local area-based
and site-specific sections in Section 5 and they are
also shown on the maps in Appendix 6.

4.1.1 Our preferred policy approaches as in
respect of Prime Business Areas, General Business
Areas and Mixed Use Sites remains the same as our
February 2007 consultation and so are not repeated
here.
However, we have:
1. Clarified the overall site approach to meeting
business land needs, including emerging
proposals for new sites
2. Developed our thinking towards Scattered
Business Sites and this is outlined below.
4.1.2 In addition, the Core Strategy indicates that
there may be some smaller sites that may be
appropriate to be redeveloped for non-business
uses. These sites are identified in the site-specific
policies within this document.
Context
4.1.3 Core Strategy Policy CS11 sets out the
Council’s spatial approach for the provision of
business needs in the District and identifies the
following types of Business Area:
•
•
•
•

Prime Business Areas
General Business Areas
Scattered Business Areas
Mixed Use sites

OVERALL PROVISION OF LAND FOR
BUSINESS, INCLUDING NEW SITES
4.1.4 The Council has undertaken an update to the
Economy Study produced in 2004(2). The aim of this
update was to gather information on the local
commercial property market, assess the
development pipeline and to reconsider the
approach taken to key employment sites identified in
the 2004 study.

(2) Wycombe Economy Study (Atkins, 2004); Wycombe Economy Study Update (WDC, 2009)
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4.1.5 The view of local agents is that Wycombe is
well placed to come out of the current economic
recession as a result of new developments in High
Wycombe, including Eden, Bucks New University and
the new Sainsbury’s development. However, in order
to capitalise upon this agents also identified a
number of existing and potential sites within the
town centre as well as the proposed development at
Handy Cross as being key to economic growth in
High Wycombe. There was also a view that the
market is beginning to look more favourably at town
centres for new office developments.

4.1.6 The development pipeline analysis identified
that there are a range of sites available across
Wycombe, reflecting the diverse nature of the
economy in the District. However it also identified
the importance of delivering key town centre
employment sites and marketing in order to raise
the profile of High Wycombe in economic terms.
4.1.7 Our strategy for the provision of key sites for
employment development is in Table 3. The strategy
for meeting needs of business is reflected in the
range of sites that are available in the short, the
medium and the long term and the focus on the
development of new town centre offices, especially
in the medium term.

Table 3 Our strategy for meeting the needs of business (2009-2026)
Existing Commitments
Short term – up to 2016

Glory Mill,Wycombe Marsh,
Molins, Princes Estate, Bartletts

Key new sites
Handy Cross/Cressex Island and
Compair/De La Rue, Picts Lane

Medium term – 2016-21

Swan Frontage, Bridge Street and
Baker Street

Long Term – post 2021

Abbey Barn South, Gomm Valley
(possible), changes within Cressex
Business Park

SCATTERED BUSINESS SITES
Our New Approach
4.1.8 Our new approach to Scattered Business
Sites (as an alternative to our approach in 2007) is to
remove the site threshold that was included in the
supporting text. This was the original site threshold
employed when sites were surveyed for the
employment land review (ELR) undertaken in 2004
and was included in the 2007 document in error.

4.1.10 Our new approach is to accept that a
scattered site can be developed for residential uses
only once it has been demonstrated, through
appropriate, up-to-date marketing of the site and
buildings, that both business uses and “other” uses
which may be employment generating or support
the community are not possible.

4.1.9 We are also proposing to remove the
requirement that a scattered site can only be
redeveloped for other uses if it has been identified by
a review of employment land through a local
development document.

4.1.11 We are also proposing to delete proposed
Policy A4 (Scattered Business Sites with Potential for
Change) as this will not be required in light of the
new approach.
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Policy B1 Scattered Business Sites
The approach to the protection of scattered business sites is to:
1. Allow development that falls within B1, B2, and B8 use classes;
2. Allow for leisure uses (where the sequential approach in PPS6 has been met), or small scale
retail uses where they generate employment, or for community uses;
3. Planning permission will not be granted for residential uses unless the applicant has clearly
demonstrated that:
• the re-use of the site for employment generating purposes or other uses specified in
1. above is no longer practicable, and;
• the re-use of the site for residential purposes would overcome any site specific
objections to employment re-use.
In order to demonstrate that a site is no longer practicable for employment use for reason of
a lack of potential occupiers, the site must be marketed:
• for a sufficient period of time, and;
• at a reasonable price for exclusively employment generating uses (stripping out any
residential hope value), and;
• unencumbered by any sales agreement which gives priority to prospective developers,
or renders the site unavailable to other prospective purchasers in the market.

4.1.12 Scattered sites are very similar in terms of
function to General Business Areas, but they are
much smaller and often comprise only one or two
businesses. These sites are a valuable part of the
employment land portfolio in the District, as they
provide small-scale local employment opportunities
in smaller communities, and often offer small units
suitable for start up businesses.
4.1.13 It is clear that due to a combination of
circumstances some scattered sites may become
unsuitable for ongoing employment use, especially in
the current economic climate. Considering the timehorizons of this document (identifying sites up to
2026) the policy needs to allow a degree of flexibility
and responsiveness to market conditions.
4.1.14 Redevelopment of these sites for uses that
are employment generating or for community uses
would be acceptable. Residential uses will only be
considered where it can be clearly demonstrated
that the use of a site for employment generating uses
or other uses identified in this policy is no longer

practicable due to, for example, inadequate access,
unacceptable impact on surrounding residential
property or clear evidence of a lack of potential or
existing occupiers.
4.1.15 In practical terms this means that a site
should be marketed for a sufficient amount of time,
at a reasonable price for employment generating
uses and other uses referred to in the policy and
without any unreasonable conditions that would
deter prospective buyers before it would be
considered for residential uses.
4.1.16 There are a large number of these sites
scattered across the District, and often they are very
small. Such sites are not therefore shown on the
proposals maps accompanying this document.
4.1.17 A further option on which views
is whether more protection should be
scattered town centre office sites,
importance of retaining and enhancing
accommodation in the town centres.

are sought
offered to
given the
the office
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What were the other options considered?

Context

4.1.18 This approach is an alternative to the one set
out in the February 2007 Preferred Options
document.

4.2.2 The Core Strategy sets out the Council’s
approach to delivering new homes in the District,
based on the requirements of the South East Plan.
The quantity and broad distribution of housing is as
follows:

Delivery
4.1.19 The Council will monitor the delivery of:
• The supply of business land in the District
• Within Prime Business Areas – Completions of
development, specifically the completion of new
B1 development and loss of B2/B8 business uses
• Within General Business Areas – Completions
of non-business uses
Key Questions
Q1. Do you agree with our overall strategy
for meeting the needs of business?
Q2. Do you agree with the new approach
to scattered employment sites?
Q3. Should there be a different approach
to the protection of scattered (office)
sites in the town centres? Should they
be accorded more protection?

4.2 Housing Supply, including the
potential release of greenfield sites

• Provision of 8,050(5) additional dwellings in the
District in the period 2006-26 - 402.5 dwellings
per annum (dpa).
• Of these, provision of 7,240 dwellings (362dpa)
to be provided in that part of the District within
the Western Corridor and Blackwater Valley
(WCBV) sub-regional area
• 810 dwellings (40.5 dwellings per annum) of the
District-wide total to be provided in the Rest of
the District (South East Residual Area), of which
480 dwellings (24 dwellings per annum) should
be provided in Princes Risborough
It should be noted that these targets are not ceilings
or “maxima”. Figure 4.1 identifies the sub-regional
boundary within Wycombe District.
4.2.3 The Core Strategy also makes clear that the
principal focus for new development will be High
Wycombe and its adjoining settlements.

What’s changed since February 2007?
4.2.1 There have been a number of changes since
we last consulted on the potential housing
allocations in February 2007.These include:

Fig. 4.1 The Sub-Regional Boundary within Wycombe District

• Revised strategic housing requirements
• The adoption of the WDF Core Strategy with
specific targets and policy approaches
• Completion of the Strategic Housing Land
Availability Assessment(3) (SHLAA) taking
account of more recent monitoring of housing
land, and the Strategic Housing Market
Assessment(4) (SHMA)

(3) Strategic Housing Land Availability Assessment (WDC, 2009)
(4) Buckinghamshire Strategic Housing Market Assessment (2008)
(5) This figure is 250 dwellings higher than the 780 requirement in the South East Plan to take account of a shortfall in
provision for the period 2001-2006.
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4.2.4 The Core Strategy also sets out the following approach to housing provision:
• Priority is to be given to the development of previously developed (“brownfield”) land(6) over greenfield
sites
• Five reserve greenfield locations have been identified to help meet development needs when required
• The Delivery and Site Allocations document will:
- Identify and allocate sufficient sites to meet requirements over the first 10 years (i.e. from the
adoption of the document in 2011), and as far as compatible with the Core Strategy, identify sites for
development within years 11-15.
- Consider the phasing of any reserve locations that need to be allocated
• A “Plan, Monitor, Manage” approach will be taken to the delivery of housing, based on annual monitoring
and ensuring actions are taken to increase the supply of housing if needed.
Updated Housing Requirements
4.2.5 Information is available from two monitoring years since the start of the Core Strategy and South East
Plan periods (i.e. 2006). Table 4 shows what has been achieved against the policy requirements set out above
and what the remaining requirements are.
Table 4 Adjusted Housing Targets for the District at 1st April 2008
Dwellings
Total
Part of District required per requirement
year 2006-26
2006-26

Dwellings
built 2006-8

Remaining
Dwellings
requirement required per
2008-26
year 2008-28

Western
Corridor &
362
Blackwater Valley

7,240

1,125

6,115

340

Rest of District
(this includes the
Princes
40.5
Risborough
target below)

810

93

717

40

Princes Risborough 24

480

43

437

24

Wycombe
District (7)

8,050

1,218

6,832

380

402.5

4.2.6 In the first two years since 2006, housing targets have been exceeded with the result that the overall
target for the District has reduced from 402.5 dwellings per annum to 380 dwellings per annum, with most of
the reduction in requirement being in the Western Corridor and Blackwater Valley part of the District.

(6) Planning Policy Statement 3 (2006) Annex B defines previously developed land or brownfield land as land “…which is or
was occupied by a permanent structure, including the curtilage of the developed land and any associated fixed surface
infrastructure.”

(7) Wycombe District total does not equal total of the other areas set out in the table as the Princes Risborough target is part
of the target for the Rest of District.
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Meeting Housing Requirements
Meeting Housing Requirements - Summary
Up to 2021 we will meet our housing requirements through a combination of sites with
planning permission, allocated sites in this and other documents, and some other brownfield
sites identified in our Strategic Housing Land Availability Assessment (SHLAA).After 2021 our
requirement will continue to be met as far as compatible with the Core Strategy through
allocations and brownfield sites identified in the SHLAA.
The current situation is:
• Up to 2014 – our requirement can be met on brownfield sites, mainly ones with existing
planning permissions
• 2014-2019 – our requirement can be met mainly on proposed brownfield allocations in this
document
• 2019-2026 – the greenfield reserve locations identified in the Core Strategy currently may
need to be allocated to help meet requirements. However, this is being left under review,
and monitoring, together with other information on other brownfield sites, may change this
before we finalise this document.
A suggested prioritisation of the greenfield sites is suggested as follows (see Key Question 6):
1.
2.
3.
4.

Terriers Farm
Slate Meadow
Ashwells,Tylers Green
Gomm Valley

Views are sought on whether Abbey Barn North and Abbey Barn South should be released
comprehensively with the RAF Daws Hill site (see Key Question 6).
There are a number of options for meeting housing requirements in Princes Risborough /
North of the District. Some include possible greenfield release, some do not (see Key Question
5).
A “Plan, Monitor, Manage” approach is essential with phasing of any greenfield sites to give
priority to brownfield sites.
Meeting Housing Requirements – The Detail
Outcome of the Strategic Housing Land
Availability Assessment
4.2.7 A key piece of evidence to inform the
preparation of the Delivery and Site Allocations DPD
in terms of housing delivery is the Strategic Housing
Land Availability Assessment (SHLAA). The SHLAA
was published in March 2009 and it identifies a menu
of deliverable and developable sites from which this
document can allocate appropriate sites to meet
requirements.

The SHLAA identified the following:
• A total housing potential of 6,878 dwellings on
deliverable(8) or developable sites(9), amounting to
an 18.1 years supply against current
requirements.
• Of these around 2,190 are on peripheral (edgeof settlement) greenfield sites
4.2.8 The SHLAA also identified an additional
potential on suitable sites of 1,598 dwellings (of
which 1,198 are previously developed land sites)
where there was no information available on their
deliverability/developability.These were not included
in the figures above but will be left under review.

(8) To be considered deliverable, sites should, at the point of adoption of the relevant Local Development Document, be available,
suitable and achievable (Paragraph 54 of PPS 3, 2006)

(9) To be considered developable, sites should be in a suitable location for housing development and there should be a
reasonable prospect that the site is available and could be developed at the point envisaged (Paragraph 56 of PPS 3, 2006)
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Policy B2 Meeting Housing Requirements
To meet housing requirements in the District in the first 10 years after adoption of this
document (expected 2011), the key elements of the housing supply will be deliverable or
developable sites consisting of:
1. Planning permissions
2. Allocations in this document (see Appendix 1) or a future development plan document
3. Other deliverable or developable previously developed land sites identified in the SHLAA
that do not require a specific allocation and that satisfy the requirements of Policy B3.
The requirement for years 11-15 will be met by sites from 2. or 3. above where they are
compatible with the Core Strategy. Consideration will be given to whether housing potential
should be identified from broad areas or allowances for windfall should be made where
sufficient supply cannot be identified from sites compatible with the Core Strategy.
4.2.9 Sites are allocated in this document where:

allocation but are identified as suitable and
developable and are considered to contribute
towards the supply of deliverable and developable
sites.These are often quite small sites that are within
existing residential areas where development is
acceptable in principle, in line with Policy B4 below.
In addition, sites with planning permission are
generally not identified in this document unless there
are site specific policies that should apply to them in
the event that the current planning permission is not
taken up.

• there is a change of land use, particularly where
this involves a change of policy approach from
the 2004 Local Plan
• there is a need to set down site-specific guidance
about the development of a site, due to the size
and potential impact of the site or because there
are sensitive issues relating to the development
of the site that need addressing
• the site is a greenfield(10) site
4.2.10 A number of previously developed sites
identified in the SHLAA do not require a specific

The current position is set out in table 5 below.

Table 5 Current Housing Supply Position – Deliverable or Developable Sites(11)
Types of sites

Planning permissions
Previously Developed Land
Allocations (see Appendix 1)
Other Previously Developed Land
sites in the SHLAA
Sub Total
Suggested Peripheral Greenfield
Allocations (see Appendix 1)
Total

Dwelling potential
2008-14

2014 – 19

2043

221

717

1124

254

2095

20

114

95

229

2780

1459

349

4588

1600

1600

1949

6188

2780

1459

2019-26

Total
2264

No Information*
1198
7386
* Previously developed land sites with no information on deliverability.This includes some allocations which
are not counted above (see Appendix 1).
(10) Greenfield land is land that has never been built on or where the remains of any structure or activity have blended into
the landscape over time (WDC, 2009)

(11) This uses planning monitoring information with a base date of 31st March 2008, with information on deliverability and
potential new sites gathered as part of preparing the SHLAA during 2008.
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4.2.11 It can be seen from Table 5 that there is
potential
for
4588
dwellings
on
deliverable/developable sites with planning
permission or on previously developed land sites
(proposed for allocation in the DSA or otherwise
included in the SHLAA). This amounts to around 12
years supply.This suggests that greenfield allocations
that are compatible with the Core Strategy are
required to help meet the housing requirements
beyond 2019.
4.2.12 There are 5 reserve greenfield locations
identified in the Core Strategy (Policy CS8) for
potential development. These are (not listed in
priority order):
•
•
•
•
•

Abbey Barn North
Abbey Barn South
Gomm Valley
Slate Meadow
Terriers Farm

4.2.13 Including these sites (amounting to 1,600
dwellings) increases the supply of dwellings to 6188
dwellings or approximately 16.3 years supply. Based
on this approach, there would be a need for all of the
greenfield reserve locations to help meet the
District-wide housing requirements by 2026.
4.2.14 However, as noted above, the SHLAA has
identified a further 1,198 dwellings on previously
developed land sites where there is currently no
information on delivery. A recent Core Strategy
Inspector’s report (see paragraph 9.17 of the
SHLAA) has indicated that sites such as these, unless
the landowner has indicated he does not want to
dispose of the site for housing, can be counted. On
this basis, a further brownfield supply of 1,198
dwellings could be included, reducing the greenfield
requirement to 1046 dwellings.This would mean that
potentially one larger greenfield site and one smaller
greenfield site would not be required to be released
to meet housing requirements by 2026.
Key Question
Q4. Should these additional previously
developed land sites where there is a
lack of information on their
deliverability be included, with a
related decrease in greenfield housing
requirements?

4.2.15 A further factor in the assessment of the
supply is the emphasis in national policy on the
identification of specific sites rather than making
assumptions for windfall sites. The nature of the
housing supply in the District means that windfall
sites make up a significant element of the supply. As
a result the SHLAA findings are likely to significantly
underestimate housing potential, and retrospective
monitoring of these types of sites (through updates
to the SHLAA and when planning permissions are
granted enabling these sites to be identified) mean
there is likely to be additional potential which may
mean that there is less need to release greenfield
sites. For the same reason, the assessment of the
housing supply set out above effectively allows
flexibility of supply in the event of other sites not
coming forward or there being changes to the
strategic housing requirement.
4.2.16 For all these reasons, it is important that a
“plan, monitor and manage” approach is adopted to
the future delivery of housing, with careful but
flexible phasing of greenfield sites to ensure both
that priority is given to the provision of housing
whilst also ensuring that housing delivery is ensured.
Prior to the submission of this document to
Government, the Council will carefully review the
assessment of housing land supply to determine how
much greenfield land will need to be released.
Meeting Housing Requirements in Different
Parts of the District
4.2.17 As noted above, there are specific policy
targets for different parts of the District. Table 6
below sets out dwelling potential for these areas
based on the suggested allocations in this document
and the other components of the housing supply set
out in Policy B2 above.
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Table 6 Housing Supply Position by Sub-Areas
Sub Area
Types of sites

Western
Corridor &
Blackwater
Valley

Planning permissions

2064

200

78

2264

Previously Developed Land
1860
Allocations (see Appendix 1)
Other Previously Developed Land 201
sites in the SHLAA

235

220

2095

28

28

229

Sub Total

4125

463

326

4588

Years Supply Against Target

12.1

11.6

13.6

12.1

Suggested Peripheral Greenfield
Allocations (see Appendix 1)

1600

0

See options below. 1600

Total

5725

463

326

6188

Years Supply Against Target

16.8

11.6

13.6

16.3

Previously Developed Land
Sites with no Information

939

259

166

1198

Total

6664

722

492

7386

Housing Supply in Princes Risborough and the
North of the District
4.2.18 It can be seen that most supply is coming
forward in the Western Corridor and Blackwater
Valley sub-regional part of the District. However, in
Princes Risborough and the north of the District,
there is 11.6 years supply of previously developed
land sites against requirements (13.6 years for
Princes Risborough).This would be increased to 722
dwellings or 18 years supply if the sites with no
information are included.
4.2.19 There are no reserve locations for
development identified in the north of the District.
There are potential greenfield urban extension
options at Princes Risborough, namely Park Mill Farm
and Land North of Longwick Road. However these
do not appear to fit with the limited scale of growth
anticipated at a strategic policy level for this part of
the District. For instance the development of Park
Mill Farm could result in up to a further 700
dwellings, over 17 years worth of housing – enough
to almost meet all housing requirements for the
North of the District up to 2026, and well in excess

Rest of District
Total

Princes
Risborough

of the total housing target for Princes Risborough up
to 2026. Other potential sites outside of the main
settlements are affected by key planning or
environmental constraints such as Green Belt and
the Chilterns Area of Outstanding Natural Beauty,
though one site, land off Poppy Road, is only in the
Green Belt and not in the AONB.
What are the other options for Princes
Risborough/north of the District?
4.2.20 The Core Strategy identifies Princes
Risborough as the most sustainable settlement for
development in the north of the District, and it has
a housing target of 24 dwellings per year, more than
half of the total target for the north of the District.
However it does not identify any reserve locations
for future development either at Princes Risborough
or anywhere else in the north of the District.
4.2.21 Based on the analysis of housing supply
above, there are a number of different options for
addressing housing requirements in the north of the
District, and in particular Princes Risborough:
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Option 1
• Assume that other brownfield sites that have
been identified but where there is a lack of
information on deliverability will come forward,
and seek to identify additional information about
those sites. Keep the situation under review in
case delivery does not occur.
Option 2
• Allocate a major urban extension to Princes
Risborough, either:
(a) Park Mill Farm (in the region of 700
dwellings) or
(b) Land North of Longwick Road (in the
region of 400 dwellings).
These would be phased after 2021 as there are
sufficient brownfield sites to meet targets before
then. In the past (i.e. in the Local Plan), Park Mill Farm
has been favoured over the land North of Longwick
Road as a site for housing.
An outline of the key issues relating to each site can
be found in the Princes Risborough section of this
report.
Option 3
• Include a windfall allowance or assumption for
future development from broad areas in the north
of the District, if it is confirmed that there are no
sites compatible with the Core Strategy(12).
Option 4
• Consider allocating a smaller-scale site in the
Green Belt, namely Land off Poppy Road (in the
region of 50-100 dwellings), as a local (nonstrategic) exception to Green Belt policy.
4.2.22 The Princes Risborough area section of this
report considers the sites referred to above in more
details including the potential key development
principles for the sites listed above, should any of
them be allocated for housing. The updated
sustainability appraisal assesses their relative merits
against a range of environmental, social and
economic factors.

Key Question
Q5.Which of the options set out in Section
4.2.21 provide the most appropriate
means of meeting the housing
requirements of Princes Risborough
and the north of the District?
Potential Greenfield Site Allocations in the
South of the District
Context
4.2.23 As noted above policy CS8 of the Core
Strategy identifies five greenfield locations which
constitute the District’s reserve pool of land to
ensure the development needs of Wycombe can be
met, including the strategic housing needs up to 2026
identified in the South East Plan.
These five sites, termed greenfield sites, are:
• Abbey Barn North, High Wycombe
• Abbey Barn South, High Wycombe
• Gomm Valley, High Wycombe
Ashwells,Tylers Green)(13)
• Slate Meadow, Bourne End
• Terriers Farm, High Wycombe.

(including

4.2.24 Policy CS8 explains that the (Delivery and)
Site Allocations DPD will consider the extent of any
development needs that may require to be met at
these locations, any local constraints to their
development, the nature and timing of any
allocations, the exact boundaries of any land to be
developed, and the relative priorities between the
phasing of the sites. It also highlights the importance
of the early delivery of infrastructure when any of
the sites are released.
4.2.25 The assessment of housing supply above
indicates that, depending on the detailed approach to
assessing supply, potentially all of the five locations
will be required to help meet housing requirements.
Given the need to keep the supply under careful
review and to prioritise the development of
previously developed sites, it is important that
mechanisms are introduced to manage the release of
the greenfield sites to deal with either over- or
under-supply.This means ranking the greenfield sites.
This ranking would also influence a final decision if
not all greenfield sites are allocated.

(12) Information on previous levels of house building in Princes Risborough and north of the District are included in the Council’s
Annual Monitoring Report and Development Trends publications.

(13) For the purposes of this assessment, Gomm Valley and Ashwells,Tylers Green (the northernmost tip of Gomm Valley) have
been appraised as separate sites.
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4.2.26 It is the role of the Delivery and Site
Allocations DPD to outline any local constraints on
the sites and consider the nature and timing of
development. Therefore technical work has been
carried out to inform the nature and scale of
potential development at each site and consideration
of alternative options where appropriate. This has
included transport modelling and assessments, a
review of the landscape impact of potential
development, and ecology assessments(14). This work
has taken the form of an update to the Sustainability
Appraisal, and is summarised briefly in Table 7, with a
fuller summary and explanation of these findings in

Appendix 2. This assessment has also informed the
suggested priority order for the release of the sites
as well as the potential site policies set out in the
sections on M40 Gateway (Abbey Barn North &
Abbey Barn South), Rest of High Wycombe (Gomm
Valley, Ashwells and Terriers Farm) and Bourne End
(Slate Meadow).
4.2.27 The area sections of this report include
potential site policy requirements for these sites
should they need to be released, and considers the
potential extent of the developable area in broad
terms.

Table 7 Greenfield Sites for Future Development – Summary Comparative Assessment
(See Appendix 2 for full assessment and explanation.)
Abbey Barn Abbey Barn
North
South

Ashwells

Gomm
Valley

Slate
Meadow

Terriers
Farm

Moderate
constraint, but
scope to
mitigate
impacts to a
fair degree.

Very major
constraint, and
difficult to
mitigate
impacts fully.

Minor to
moderate
constraint, and
some scope to
mitigate
impacts

Moderate to
major
constraint, and
some scope to
mitigate
impacts.

Landscape

Moderate
constraint, but
some scope to
mitigate
impacts

Minor to
moderate
constraint, but
scope to
mitigate
impacts to a
fair degree

Ecology

Major
constraint, but
scope for
improvements.

Minor/Moderate
constraint, but Minor
key areas can be constraint.
retained.

Major
constraint, but Minor
scope for
constraint.
improvements.

Moderate
constraint, but
key areas can
be retained.

Other
Moderate
environmental
constraint.
issues

Major
constraint.

Moderate
constraint.

Minor to
moderate
constraint.

Transport

Poor/Fair

Poor, but scope
for
Poor
improvement.

Poor, but scope
for limited
Fair
improvement.

Fair/Good and
scope for some
improvement.

Proximity to
services/
facilities

Poor/Fair

Poor, but scope
for
Poor
improvement

Poor/Fair, with
only limited
scope for
improvement

Fair

Fair/Good, only
limited scope
for
improvement

Contribution
to housing

Limited
contribution.

Significant
contribution

Limited
contribution

Moderate –
Significant
contribution

Limited
contribution

Significant
contribution

Community
and Social
issues

Fair, but with
limited scope
for
improvement

Poor/Fair with
significant
scope for
improvement

Poor, but with
scope for
improvement

Poor, but with
scope for
improvement

Poor, only
limited scope
for
improvement

Poor, but with
scope for
improvement

Economic
factors

Minor benefit.

Major potential Minor benefit.
benefit.

Moderate
benefit.

Minor benefit.

Moderate
benefit.

Potential
Sustainability
Benefits

Good All sites would be expected to comply with policy B16 on sustainable construction

Minor
constraint.

Major
constraint.

(14) Updated Landscape Assessment of Greenfield Sites (WDC, 2009); Ecology Assessment of Greenfield Sites (WDC, 2009);
Technical Note Wycombe LDF TN1 – Individual Site Tests (Halcrow, 2009)
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Key Question
Q6. Based on the technical work summarised above and on work in the M40 Gateway (Daws
Hill/Abbey Barn) area, we would like your views on the following approach:
(a) Whether Abbey Barn South and Abbey Barn North should be released as part of a
comprehensive delivery package with the RAF Daws Hill site, regardless of the detail of
the housing land supply position (see section 5.4 M40 Gateway for details).
(b) Whether you agree with the following suggested order of release of the remaining
reserve greenfield sites:
1.
2.
3.
4.

Terriers Farm
Slate Meadow
Ashwells
Gomm Valley

4.2.28 This approach is incorporated into the following potential phasing policy for the release of the greenfield
sites, should they all be required. If they are not all required, then the priority identified above would determine
which sites need to be allocated.
Policy B3 Phasing of Greenfield Sites
The approach to the phasing of housing sites is to:
1. Give priority to the development of previously developed land and buildings over greenfield
sites by phasing greenfield sites later than previously developed sites.
2. Phase the greenfield sites listed below to come forward no sooner than April 2019, with
planning permission not to be granted more than six months before that date (to be kept
under review in the light of updates to the SHLAA and other relevant information prior to
the submission of this Delivery and Site Allocations document).
3. The Council monitors carefully the delivery of housing in the District. The Core Strategy
(Policy CS12 and paragraph 4.61) sets out a Plan, Monitor, Manage approach to managing
the housing supply and in particular addressing potential shortfalls. If measures identified to
bring forward the delivery of previously developed sites do not suffice, consideration will be
given to the bringing forward of a greenfield site to address the shortfall.This will be in the
following order:
1.
2.
3.
4.

Terriers Farm
Slate Meadow
Ashwells
Gomm Valley

In the event that not all the greenfield sites are required to be allocated, the Council will use
the order set out above to determine which sites are allocated.
4. Where monitoring indicates a housing supply more than 15% above the rolling 5 year
requirement, the Council will refuse planning permission for greenfield sites allocated in this
document regardless of whether they are phased to come forward in that phasing period, if
they have not already been subject to re-phasing or re-allocation.
5. The M40 Gateway area section of this report seeks views on whether to allocate Abbey Barn
South and Abbey Barn North to come forward as a second phase of a comprehensive
development following on from the development of RAF Daws Hill, regardless of the phasing
provisions set out elsewhere in this policy.
6. Council will keep under review the allocations and their phasing in the light of the SHLAA
and annual housing monitoring as reported in the Annual Monitoring Report, and any
revised requirements from the Regional Spatial Strategy.
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4.2.29 The District is highly constrained and it is
important that the limited greenfield land resource
that it has is carefully managed. It is also a greenfield
resource which, as the analysis above shows, has
significant sensitivities. In addition, it is both a
national and local policy to prioritise the release of
previously developed land. Policy B3 seeks to achieve
these objectives.
4.2.30 The approach in the policy provides flexibility
to enable greenfield site(s) to be brought forward
earlier if the supply of previously developed sites
does not come forward as anticipated. This would
not require a rephrasing of the site through a review
of this Delivery and Site Allocations document, but
would require a clear statement in Wycombe
District Council’s Annual Monitoring Report in the
light of detailed monitoring of the housing supply.
Conversely, it is important that the Council carefully
husbands its scare resource of Greenfield sites
particularly, given their constraints and sensitivities. It
is considered therefore appropriate in the local
context to not permit greenfield sites if housing
supply significantly exceeds (i.e. more than 15%)
targets on a rolling 5 year basis, even if the site is
phased for release in the current planning period.
The Annual Monitoring Report will again by the
mechanism for indicating whether these
circumstances apply. Under this Plan, Monitor &
Manage approach, the Annual Monitoring Report will
be a key tool in the keeping the situation under
regular review.

What were the other options considered?
4.2.31 Alternative options have been considered
when developing our policy approach, but have not
been taken forward for the reasons listed below.
Option A
• No phasing policy at all, allowing sites to come
forward when they are available and ready to
deliver
Reason: Fails to give priority to previously developed
land over greenfield sites in line with PPS3 and Core
Strategy objectives. Fails to husband the scarce
resource of greenfield land in the District.
Option B
• Phase one or more greenfield sites earlier.
Reason: Same reasons as for (a) above. However
proposed approach allows for a site or sites to be
brought forward sooner if supply of previously
developed sites proves to be inadequate. However,
the omission to include an allowance for future
“windfall” housing development (in line with PPS3)
where sites are not identified in the SHLAA means
that there is additional potential supply of previously
developed land that is not included in the
assessment, thereby effectively providing additional
flexibility in the supply of sites.
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Policy B4:The Principle of Housing Development
Housing development is acceptable in principle:
1) On sites allocated for housing or mixed use development (incorporating an element of
housing development) in this document or subsequent development plan documents.
Where applicable development will be expected to deliver housing in line with the site
specific policies.
Such allocated sites will be expected to contribute to meeting the housing requirements of the
District. Some flexibility for other residential uses that contribute towards meeting specific
housing need in the District but may not contribute towards meeting housing requirements –
e.g. some forms of elderly accommodation – may also be acceptable in principle, subject to
more detailed considerations.
2) In existing residential areas and on other previously developed sites within the defined
settlements identified in Policy CS2 and Policy CS7(2) of the Core Strategy, where it would
not conflict with other policies in the Development Plan.
Outside of the locations set out in 1. and 2. above, housing development is severely restricted
due to a range of environmental and policy constraints, and will only be allowed where more
detailed policies set out elsewhere in the Development Plan provide for it.
Affordable housing, open space, transport and other developer contributions should be
provided in accordance with the relevant Core Strategy policies , policies in this and subsequent
local development documents (15) and the Developer Contributions Supplementary Planning
Document and accompanying Developers Guide, unless site specific policies indicate otherwise.
All housing development will be expected achieve a high standard of design and in line with
Government policy, contribute towards improving the quality of the area. Housing
development should adopt a comprehensive rather than piecemeal approach. Policies
elsewhere within the development plan, notably Core Strategy Policies CS17-21 and Saved
Local Plan policy G3, set out how development should happen to secure quality development.
Careful regard should be had to the Council’s Supplementary Planning Document on Housing
Intensification(16) and any subsequent housing guidance and policy in future local development
documents.
Delivery
• Target – minimum of 14 out of 20 on the Building
for Life standard for major housing schemes (10
dwellings and above). Outcomes to be reported
each year in the Annual Monitoring Report
4.2.32 Given the nature of housing land supply in
the District, it is important that housing delivery is
not limited solely to allocated sites but to other
suitable sites. Policy B4 provides a positive context
for this, recognising in particular the role of the main
urban and rural settlements identified in the Core
Strategy in meeting housing requirements.
4.2.33 Whilst the proposed allocations and other
sites that come forward in line with this policy are
required primarily to meet the housing requirements
set down in the South East Plan and Core Strategy, it

is recognised that there may be some forms of
residential accommodation that do not contribute
towards those policy requirements but do assist in
meeting housing needs in the District. Such uses, for
example some forms of provision for elderly people,
will be acceptable in principle subject to more
detailed considerations.
4.2.34 It is essential that all development achieves a
high standard of design. Government policy expects
good design to contribute positively to making places
better for people, and in line with that policy, the
Council will not accept design which is inappropriate
in its context or which fails to take the opportunities
available for improving the character and quality of
an area(17). Similarly the Core Strategy (e.g. Policy CS
19) and the South East Plan (e.g. Policies H5 and SE1)
also seek similarly high standards.

(15) “Local Development Documents” is the generic term for documents that can be included in the Local Development
Framework; comprises Development Plan Documents, Supplementary Planning Documents and the Statement of
Community Involvement

(16) Housing Intensification Supplementary Planning Document (WDC, 2005)
(17) See Planning Policy Statement 1, paragraph 34
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4.2.35 One means of assessing the quality of new
developments is through the CABE “Building for
Life”(18) assessment criteria. The Government now
requires the Council to monitor all housing schemes
of 10 dwellings and above against the Building for Life
criteria and report on the outcome in its Annual
Monitoring Report. To facilitate this Wycombe
District Council expects developers to provide
building for life assessments at the pre-application
stage and planning application stages for all schemes
of 10 or more dwellings.

Context

What were the other options considered?

4.3.4 This shared vision for transport has formed
the basis of the draft High Wycombe transport
strategy(23) within which Buckinghamshire County
Council sets out in more detail how this vision will
be achieved.

4.2.36 The alternative approach to that set out in
Policy B4 is to not allow development within the
defined settlements other than that which is
allocated. This is not considered an appropriate
option as often additional sites come forward that
can often be acceptable in principle, make an
important contribution to housing supply, and mean
the need for greenfield sites/sites in less appropriate
locations can be reduced.

4.3.3 Core Strategy Policy CS16 Transport sets out
our strategic approach for delivering a sustainable
transport system capable of supporting future
growth within Wycombe District and the
surrounding areas. The policy was developed in
partnership with Buckinghamshire County Council,
who is the local transport authority, and in
accordance with the agreed transport strategies and
priorities set out in the Buckinghamshire Second
Local Transport Plan (LTP2).

4.3.5 The following section describes where and
how development proposals and land use
designations should support the implementation of
the shared transport vision for High Wycombe and
key actions for the District.

4.3 Transport Infrastructure

What will the transport network be like in 2026?

What’s changed since February 2007?

4.3.6 Transport modelling work has identified that
without any development the District would
experience an 11% increase in the number of
journeys made to 2026 but with the expected
development, results show that the District will
experience a 20% increase in the number of journeys
made to 2026.While the distance travelled does not
vary greatly between the two scenarios (increases of
18% and 21% respectively) travel time in 2026 will
have increased by 20% with no growth and by 32%
with the planned growth.This large increase in travel
time shows that there will be an increase in
congestion levels. These figures assume that travel
behaviour remains substantially as it is as present; but
with the introduction of measures to encourage
people to change their travel behaviours, such as
provision of high quality public transport alternatives
and our parking strategy, we would expect that these
levels of increase could be reduced.

4.3.1 In order to understand the impact of growth
in and around the District and to inform the
development of the draft High Wycombe transport
strategy(19) Buckinghamshire County Council has
used the Wycombe Transport Model to assess both
the overall impact on the road network and the
impact of a number of individual sites(20).
Buckinghamshire County Council are also currently
undertaking detailed modelling of the impacts of
growth on the Handy Cross motorway junction(21)
4.3.2 Wycombe
District
Council
and
Buckinghamshire County Council have also reassessed the extent to which the Bourne End to
High Wycombe railway should be protected and
options for possible future safeguarding(22).

(18) CABE - Commission for Architecture and the Built Environment. The Building for Life Assessment is supported by the
Government (see Planning Policy Statement 3, paragraph 18), the Home Builders Federation, the Homes and Community
Agency and the Civic Trust. For further information go to www.buildingforlife.org.

(19)
(20)
(21)
(22)
(23)

Towards 2026 - A Transport Strategy for High Wycombe Draft (Buckinghamshire County Council, 2009)
Technical Note Wycombe LDF TN1- Individual Site Tests (Halcrow, 2008)
Technical Note Handy Cross Roundabout Paramics Model (Halcrow, 2009)
Bourne End – High Wycombe Railway Alignment Topic Paper (Buckinghamshire County Council, 2009)
Towards 2026 - A Transport Strategy for High Wycombe Draft (Buckinghamshire County Council, 2009)
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4.3.7 More detailed results of this modelling can be
found in the background papers to this document(24).
Detailed modelling has also been undertaken for the
proposed changes to the town centre road network.
See the section on High Wycombe Town Centre for
more detail.
4.3.8 To address traffic growth we will ensure that
development:
• provides required transport improvements to
address problems (where necessary through
developer contributions to off-site transport
improvements)
• reduces the need to travel by car
• improves travel choices to increase accessibility,
contributes to healthy lifestyles, reduces
congestion, and minimises the effects of climate
change.
NEW PUBLIC TRANSPORT
INFRASTRUCTURE
4.3.9 High Wycombe has been identified as a
Regional Hub in the South East Plan(25). This is based
upon the town’s strategic location within the region
and its transport connections. As a Regional Hub
with a growing town centre (the town is also
designated as a Primary Regional Centre within the
South East Plan), it is important that the town itself
delivers an integrated transport network. Strategic
improvements are therefore planned for public
transport, linking with the new bus station on Bridge
Street that has been delivered as part of the Eden
development.These strategic improvements include:
• Chiltern Railways’ proposals for the
redevelopment of the railway station, including a
transport interchange within an improved station
forecourt
• Development of a Regional Coachway and park
and ride facility on the Sports Centre site at
Handy Cross. Together with supporting
bus/coach priority measures, the facility will be
key to enhancing north-south coach services to
the Thames Valley to complement the existing
north-south rail link and the introduction of
other new coach services. It will also
substantially improve the accessibility of the
Handy Cross Sports Centre site.
(24)
(25)
(26)
(27)

4.3.10 Individual major developments should
ensure that new dwellings are within a short walking
distance (no more than 400m) of a bus stop on a
route that provides an appropriate frequency, ideally
every ten minutes. Given that it is not usually
possible to walk direct to a bus stop from every
point a robust straight-line “buffer” distance of 240m
provides a good indication of whether new
development generally provides satisfactory
accessibility to bus services. Where site topography
poses particular challenges it may be necessary to
take a more site-specific approach.
PARKING SERVING HIGH WYCOMBE
TOWN CENTRE
4.3.11 Our land use approach to parking aims to
support the approach set out in the Parking & Access
Strategy(26) and the draft High Wycombe transport
strategy(27). It is vital that our town centre is an
attractive and accessible destination offering a good
range of travel choices for everybody. Parking
therefore has a vital role to play. Overall the parking
stock serving the town is more than sufficient to
meet existing and foreseeable demand. We will
therefore consider the redevelopment of existing
surface car parking where it is demonstrated
conclusively that it is in excess of requirements.
Where appropriate this is reflected within individual
site policies.The development of cross-town park &
ride services (see below) will complement the
reduction in town centre parking.
4.3.12 The transport vision for High Wycombe sets
out our aspirations for the development of northsouth cross-town park and ride services that
improve travel choices and reduce the need to travel
by car. It is anticipated that the existing southern
park & ride service will be moved to be located with
the Regional Coachway facility when it opens on the
sports centre site at Handy Cross (see Site Policy
MU19). This will ensure that new business
development and the sports centre are accessible to
many more people.The existing Park & Ride service
may in future be extended to serve development in
the Abbey Barn area, improving accessibility and
helping to ensure that public transport services are
attractive and financially viable for the long term.

Technical Note Wycombe LDF TN1- Individual Site Tests (Halcrow, 2008)
See Table SP1 and the Key Diagram of the South East Plan (GOSE, 2009)
High Wycombe Town Centre Parking and Access Strategy (WDC, May 2005 Update)
Towards 2026 – A Transport Strategy for High Wycombe (Buckinghamshire County Council, 2009)
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4.3.13 To the north of the town, the draft High
Wycombe transport strategy(28) states that the
preferred location for the provision of a longer term
park & ride facility is at Terriers Farm (see Site Policy
RL2). This is considered to be the most financially
sustainable. The facility would be provided by the
developer alongside any development at this location.
Unless other factors indicate that a northern park and
ride facility is required more urgently – potentially
justifying an earlier release of this strategic site - the
likely timing of this development means that this facility
will not be available until at least 2019. In the meantime
there may be scope for a low-cost interim facility in the
area making use of existing bus services and/or car
parking, at a location to be determined.
4.3.14 Another possible location for a low cost interim
park and ride site to the east of the town is at
Kingsmead Recreation Ground, near to the netball
centre and depot (see Site Policy KR1). Over time this
might be expanded and improved in connection with
development. In addition innovative approaches such as
park and walk based at existing out-of-centre car parks
will be considered for the eastern corridor, offering
potential benefits for health as well as for traffic and
parking. Such initiatives may increase the opportunities
to make better use of some town centre car parks.
4.3.15 It has not been possible to identify suitable sites
for park and ride to the west of the town centre.
Accordingly appropriate provision of long stay parking
west of the town centre should be retained with parking
management tailored to discourage users from other
corridors.
4.3.16 The draft High Wycombe transport strategy(29)
indicates that in order to ensure any park and ride
schemes are financially sustainable they should either be
linked to major developments or limited in scale and
making use of existing bus services and where possible
based on existing car parks.Though limited in scale the
latter type of facility may bring worthwhile benefits by
intercepting traffic before it adds to traffic on the more
congested central road network. Any such sites will
need to be closely located to existing bus routes. In this
way the approach to park and ride may develop over
time, responding to opportunities and to growth in
demand.
Key Questions
Q7a. Do you agree with the potential sites
identified for park and ride?
Q7b. Do you wish to suggest alternative sites
for park and ride that you feel would be
practicable and affordable?

Key Question
Q8. Do you think our approach to town
centre parking is the right one? Do you
think the existing car parking facilities
are adequate? Will they complement
the masterplan for the town centre set
out in Section 5.1 and make it easier to
access - and park in - the town centre?
TRANSPORT IMPROVEMENT LINES
4.3.17 Transport Improvement Lines are designated
across the District in order to identify where future
transport schemes may be required to contribute
towards our Community Plan and our Transport
Vision, and to ensure that these opportunities are not
prejudiced by development.
4.3.18 The transport improvement lines proposed
for retention and safeguarding, together with schemes
that are being retained pending more detailed review,
are listed below:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.

Temple End Diversion, north of Bellfield Road
Oxford Road, High Wycombe
Desborough Road to Queen Alexandra Road
Desborough Road and Green Street
High Wycombe Northern Inner Relief Road
(Amersham Hill/Totteridge Road Junction)
A40 London Road junction with Micklefield Road
A40 London Road junction with Gordon Road
Summerleys Road, Princes Risborough
A4010 Improvements
Wycombe Lane,Wooburn Green
A40 West Wycombe Road junction with A4010
Chapel Lane
Station Road
A40 West Wycombe Road junction with the
Pastures and Desborough Avenue
Cores End Road
Halifax Road, Cressex
High Street, Lane End
Marlow Bottom roundabout
A4155 Little Marlow Road
Central Marlow
A40 West Wycombe Road junction with A4010
(Pedestal)
A40 West Wycombe Road junction with Mill End
Road
A40 West Wycombe Road junction with Plomer
Hill.

(28) Towards 2026 - A Transport Strategy for High Wycombe (Buckinghamshire County Council, 2009)
(29) Towards 2026 – A Transport Strategy for High Wycombe (Buckinghamshire County Council, 2009)
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4.3.19 A topic paper containing further details on
transport improvement lines is available as a
background paper to this document(30)

link. Pending any long term reuse for some form of
public transport reuse, a walking and cycling route
has been promoted.

4.3.20 Further information regarding the Transport
Improvement Lines within High Wycombe town
centre can be found in the section on High
Wycombe Town Centre in this document.

4.3.22 Nonetheless the high cost of any scheme to
provide for public transport along the alignment and
the lack of firm funding and investment proposals
within the plan period has created uncertainty
regarding the future of the former railway corridor.
This has been compounded by a lack of clarity about
the form and width of alignment that should be
protected, in the event of development proposals.

THE FORMER BOURNE END TO HIGH
WYCOMBE RAILWAY ALIGNMENT
4.3.21 The alignment of the former Bourne End to
High Wycombe railway is currently safeguarded for
future transport use (the extent of the route is
shown in Fig 4.2). Previous studies such as the
Thames Valley Multi Modal Study(31) have indicated
that - although development has taken place along
parts of its length - this corridor could play an
important role in a future transport network and
could provide part of an important north-south link
in the regional transport network. This view is
reinforced by the designation of a transport “spoke”
linking High Wycombe to the Thames Valley at
Maidenhead within the South East Plan(32).As a result
planning policy has aimed to safeguard the
undeveloped part of the railway from development
that would prejudice its future reuse as a transport

4.3.23 As a result, recent planning appeal decisions
have tended towards a narrow view concerning what
protection should be afforded to the remaining
undeveloped part of the former railway alignment. In
this context more clarity is required as to the
purpose of safeguarding and following on from this
what width of the former railway alignment it is
appropriate to safeguard.
4.3.24 This consultation therefore proposes four
options for the continued safeguarding of the
undeveloped part of the former railway alignment
for a range of different transport uses with
potentially different width requirements and with
potentially varying ability to coexist with
development.These are set out in Table 8.

Fig. 4.2 The route of the former Bourne End to High Wycombe railway alignment

(30) Transport Improvement Lines Topic Paper (Buckinghamshire County Council, 2009)
(31) Thames Valley Multi Modal Study (Atkins, 2003)
(32) See Policy T8 of the South East Plan (GOSE, 2009)
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Table 8 Proposed options for safeguarding of the former Bourne End to High Wycombe railway alignment
Proposed Option
for Transport Use
1. Any form of
public transport
up to and
including heavy
rail

2. Forms of public
transport that can
be considered less
intrusive, such as
a busway, light rail
or ultra-light rail
system

3.Walking and
cycling route only

4. Cease to
protect the
former railway
alignment for any
potential
transport reuse.

Level of protection required

Supplementary Information

Full protection of the whole
width of the former rail corridor,
including embankments

• Previous studies have suggested that the
development that has already taken place and
current regulations virtually rules this option
out, nonetheless circumstances may change
over time, including in ways that are
unforeseeable at the present time.

Full protection of the whole
width of the former rail corridor,
including embankments (in
exceptional circumstances
development might be permitted
provided it retained a clear
corridor width of 6.1m)

• Light or ultra light rail would operate on the
same 1.43m line gauge as heavy rail although
width of vehicles may be smaller.
• In principle, such systems could in places runon street if required & therefore potentially
co-exist with development (although levels of
on-street running would want to be
minimised as much as possible)
• Local transport needs alone do not justify
costs involved – therefore any such system
would need also to be justified on a regional
or sub-regional transport case (such as
providing part of a public transport link
between High Wycombe and the Thames
Valley)
• Business case needs to be developed to
support large investment; this is matter for
Buckinghamshire County Council and regional
bodies.

Protection of a minimum width of
6 metres

• Provision of largely traffic free alternative to
A4094
• Links in with proposed Green Infrastructure
network, safer routes to school initiatives and
national cycle network
• Retains longer-term possibility of
development as a public transport corridor

No protection of any of the
alignment

• Any proposed development along the
alignment would not be required to preserve
the line within development proposals
• Not a favoured option as there appears to
be a good case to reuse the corridor as a
walking and cycling route as a minimum.
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Key Questions
Q9. Do you agree with any of our options
for the protection of the former High
Wycombe to Bourne End rail
alignment?
Q10. Are there any other alternative
options for protection that you think
we should consider?
WALKING AND CYCLING NETWORKS
4.3.25 In the February 2007 consultation document
we identified a Round Wycombe Walking and Cycling
Network. We have now identified transport
improvement
lines
which
support
the
implementation of this network. These are listed
below and shown on maps in Appendix 4.
• Holmers Lane, High Wycombe to Holyhill Wood
(Cycle map 1)
• Queens Road, High Wycombe (Cycle map 2)
• Along the River Thames at Bourne End (from
Coldmoorholme Lane to Station Road) (Cycle
map 3)
• Cycle routes in Marlow (various) (Cycle Map 4)
• Former railway line between High Wycombe and
Bourne End (continued protection will be
dependant on outcome of consultation on
options for the future use of this route, as
outlined above, see Fig 4.2).
4.3.26 In Marlow, owing to the compact size and flat
topography there is great potential to replace
shorter car trips with walking and cycling trips and
so efforts, led by Buckinghamshire County Council,
have been directed towards the development of a
more detailed walking and cycling network within
the town. This has been the subject of wide public
consultation and support.This is shown in Appendix
4. The Council will seek to ensure that these
networks are implemented over the life of the plan
period and where appropriate development
contributes to the cost of achieving this.
Key Questions
Q11a. What do you think of our plans for a
walking and cycling network for
round Wycombe and for Marlow?
Q11b. Are there other opportunities for
walking and cycling that are not
shown on the maps?

MOTORWAY NOISE
4.3.27 The Council is supporting a proposal under
the Sustainable Communities Act to reduce the
impact of motorway noise from the M40 between
Junction 3 and Junction 8. This proposal would
improve environmental quality and quality of life for
residents, and will be considered in relation to sitespecific proposals as appropriate, e.g. in relation to
the Abbey Barn South and Daws Hill site (policies
RL4 and BSS1 respectively).
Key Question
Q12. Do you support these proposals for
road noise reduction?

4.4 Town Centres and Retail
What’s changed since February 2007?
4.4.1 This document is seeking views on a range of
new proposals for our town centres and to provide
for the future retail needs of the District. The
approach is therefore one which is more tailored to
the needs of the individual town centres.The details
are therefore set out in the individual area sections
of this document, specifically:
High Wycombe Town Centre
• A new vision for the town centre
• Proposals for major restructuring of the town
centre, involving major changes to the road
network and creation of a more “people”
friendly place
• A more flexible and responsive set of policies to
address the needs of the retail core of the town
centre
• Detailed site policies for key town centre sites
Marlow
• Updated frontages policies
• Site options for how to meet the need for food
retailing in central Marlow
Princes Risborough
• Updated frontages policies
4.4.2 The remainder of this section sets out
updates to the retail and town centre issues that
relate to more than one centre or are District-wide
in nature, and hence are not addressed in individual
area sections.
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Context
4.4.3 Core Strategy Policy CS 10 sets out a town
centre hierarchy for the town and district centres(33)
within the District, appropriate to the scale and
function of their use. High Wycombe is a Tier 1 (sub
regional town centre); Marlow and Princes
Risborough are Tier 2 town centres and the district
centres of Hazlemere, Bourne End and Flackwell
Heath are Tier 3. The South East Plan (Policy TC1)
identifies High Wycombe as a Primary Regional
Centre(34).
4.4.4 The opening of the Eden centre in March
2008 was the most significant change in High
Wycombe town centre since the arrival of the
Octagon Centre in 1970 and the Chilterns Shopping
Centre in 1987, and has significantly increased the
amount of retail and leisure floor space in the town
centre as well as physically extending the area of the
town centre westwards. The town has now broken
into the top 50 UK shopping destinations in the
Experian Retail Rankings(35), up from a ranking of 78
in 2007.
Further major change is either taking place or
imminent including:
• the new enlarged Sainsbury’s superstore
(opening late summer 2009) - one of the largest
Sainsbury’s in the country
• the expansion of Bucks New University campus
• provision of a transport interchange at the
station
• potential hotel proposals
4.4.5 These new developments will not only
radically alter the look of High Wycombe town
centre, but will significantly increase the offer
provided by - and the attractiveness of - the town
centre to a wide range of shoppers and visitors from
all parts of the social hierarchy and from a wide
geographical area. Whilst the impact of these
developments is positive (and, indeed, has been
planned for) they have also contributed to some

restructuring in the town centre and to some
difficulties faced by existing operators and
businesses. The natural impact of such a large
increase in floor space is to cause some relocation
and realignment of retail businesses in the centre.
4.4.6 The current economic difficulties mean more
difficult times for town centres and the retail
industry in particular. At a national as well as local
level these difficulties are most clearly seen in the
level of vacant shop units in our town centres.Table
9 sets out the current level of vacancy in the three
town centres of the District.
Table 9 Overall Vacancy Rate (% floorspace) in Wycombe
District Town Centres, 2006-09 (as at April 2009)
2006

2009

High
Wycombe

8.5

14.5*

Marlow

4.10

6.0

Princes
Risborough

2.12

5.98

Source:WDC monitoring
* Sainsburys site currently under construction but counted as
vacant in figures above.

4.4.7 It is clear that the most severe impact has
been in High Wycombe. A recent study by retail
consultants Colliers CRE reported that, of a sample
of 15 town centres, High Wycombe had the highest
proportion of vacant units and one of the highest
proportions of vacant floor space, as shown in Table
9(36). The most recent projections of future retail
expenditure are also more cautious, both nationally
and at a local level(37).
4.4.8 It is important that this Delivery and Site
Allocations document responds to these challenges,
but also plans for the upturn as well, to strengthen
our town centres and ensure their vitality and
viability.

(33) District Centres provide basic food and grocery shopping facilities, supported by a limited range of other shops and nonretail services serving their local communities (Core Strategy Policy CS10;WDC, 2008)

(34) The network of Primary Regional Centres identified in the South East Plan are the centres where the most significant
growth and development will take place up to 2026 (South East Plan, 13.6)

(35) Experian Retail Rankings (2008)
(36) National Retail Barometer (Colliers CRE,Winter 2009)
(37) Retail and Town Centres Study Update 2009 (Nathaniel Lichfield & Partners)
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DISTRICT-WIDE OR MULTI-CENTRE
POLICIES
Town Centre Boundaries and Mixed Use
Allocations
4.4.9 Town Centre Boundaries set out the general
extent of the Town Centre where there are
predominantly town centre uses(38). This includes the
Primary Shopping Area (see below) and where the
main uses is predominantly retail but is usually a
broader area than the Primary Shopping Area.
Policy B5 Town Centre Boundary and
Allocations
The Town Centre Boundaries for High
Wycombe, Marlow and Princes Risborough,
as defined by Map 14 High Wycombe
Shopping Frontages; Map 15 Marlow
Primary and Secondary Frontages and Map
16 Princes Risborough Primary and
Secondary Frontages (respectively) in
Appendix 6, show the general extent of the
area beyond the Primary Shopping Area
where there is a predominant mix of town
centre uses.This is the area where the PPS6
definition of town centres applies, and from
which edge-of-centre locations will be
defined for non-retail uses.
The Town Centre Boundary for High
Wycombe is extended from that defined in
the February 2007 Preferred Options Site
Allocations document to include Wycombe
General Hospital and the area of the west of
the town centre up to Desborough Avenue
(therefore maintaining the Adopted Local
Plan boundary).
A range of town centre uses as identified in
PPS6 will be appropriate on sites allocated
for mixed use development within the town
centre boundaries where there is no site
specific policy for that site.
The Primary Shopping Area
4.4.10 The Primary Shopping Area sets out the
general extent of the main retail core.

Policy B6 The Primary Shopping Areas
The Primary Shopping Areas, as defined on
the Maps 14, 15 and 16, show the
concentration of retail in the Town Centres.
They include the Primary and Secondary
Shopping Frontages and, in High Wycombe
town centre, the Special Retail Policy Zone.
Within the Primary
development should:

Shopping Areas

• Retain an active frontage;
• Be of an appropriate scale for that
centre;
• Not have any impact upon other centres
in the identified hierarchy or other
centres outside of the District.
This is the area where the PPS6 definition
of primary shopping areas applies, and from
which edge-of-centre locations will be
defined for retail uses.
4.4.11 Our policy approach to primary and
secondary shopping frontages in individual town
centres (High Wycombe, Marlow and Princes
Risborough) are addressed in the area sections of
this document.
Policy B7 District Centres
The boundaries of the District Centres are
shown on Map 17 District Centres in
Appendix 6) and will be slightly altered
from the Local Plan as follows:
• Flackwell Heath: inclusion of parade of
shops on corner of Swains Lane
• Bourne End: inclusion of entire Parade
Court site
• Hazlemere: exclusion of former The
Cedars pub (now a residential
development)
Within these District Centres, the Council
will:
• Allow development of main town centre
uses that are of an appropriate scale and
character for that town centre and the
catchment area the centre serves;
• Not allow development involving the
change of use of a shop to a non-shop
use, where this would result in more
than 2 non-shop (i.e. A1) units in any 5
consecutive original uses; and
• Ensure all development provides shop
frontage to maintain and enhance the
vitality and viability of the centre.

(38) See Planning Policy Statement 6: Planning for Town Centres (ODPM, 2005)
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4.4.12 Wycombe District Council has three District
Centres(39); Bourne End, Flackwell Heath and
Hazlemere. Whilst the number of vacant units has
increased in Bourne End, the overall vacancy rate in
all three centres is relatively low. It is therefore not
considered necessary to change the proposed policy
approach from that outlined in the February 2007
Preferred Options document. However the areas for
each District Centre need to be altered to reflect
various developments in each centre. The changes
are outlined in the District Centres policy and on
Map 17 District Centres.
What were the other options considered?
4.4.13 A tighter town centre boundary for High
Wycombe town centre was considered which
excluded the hospital and the area between
Westbourne Street and Desborough Avenue.
However these areas function as part of the town
centre, with the continued role of Wycombe General
Hospital in the town centre and the western
expansion of the town centre with the opening of
the Eden centre. Therefore it is seen as appropriate
to expand the town centre.
Key Question
Q13. Do you agree with the policy
approach to and detailed definition of
town centre, primary shopping area
and District Centre boundaries?

4.5 Settlement Boundaries
Context
4.5.1 Core Strategy Policy CS2 sets out the main
principles for the location of development within the
District, with development focused on previously
developed land within the urban areas and other
main settlements within the District.
4.5.2 As a result of this approach the settlement
boundaries, as defined in the Wycombe District
Local Plan to 2011, have been carried forward in the
Wycombe Development Framework. These
boundaries apply to the settlements set out in Core
Strategy Policies CS2 and CS7.

Policy B8 Settlement Boundaries
The preferred approach is to:
• Define the settlement boundaries for
main settlements (referred to in Core
Strategy Policy CS2 (& subsequently
Core Strategy Policy CS7) that are not
in the Green Belt (i.e. Lane End,
Longwick, Princes Risborough and
Stokenchurch) as shown on Map 18
Settlement Boundaries in Appendix 6.
• Not change those boundaries to
accommodate greenfield extensions to
those settlements, subject to the
outcome of the options currently being
considered at Princes Risborough
4.5.3 In accordance with Core Strategy Policy CS2
the preferred approach is that no allocations will be
permitted for meeting development needs beyond
the defined settlement boundaries unless it is to
accommodate exceptions permitted by other Core
Strategy Policies.
4.5.4 These boundaries set out the extent of the
settlements which are beyond the Green Belt
(settlements which are within the Green Belt are
already constrained and therefore defined by the
Green Belt designation). The settlement boundaries
reflect the urban and rural settlements,
differentiating them from their more open, rural
surroundings.
What were the other options considered?
4.5.5 As part of the preparation of the Wycombe
Development Framework, the Council have
considered options for accommodating future
development. The Core Strategy determined that
rather than revising settlement boundaries to allow
development on greenfield sites on the edge of
settlements, a brownfield approach was the most
sustainable. In the light of this approach and currently
anticipated requirements, extensions of the
settlements named above are not justified, subject to
the options set out in the housing section relating to
Princes Risborough.

(39) District Centres provide basic food and grocery shopping facilities, supported by a limited range of other shops and nonretail services serving their local communities (Core Strategy, Policy CS10 Town Centre Hierarchy, 2008)
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4.6 Green Infrastructure
What’s changed since February 2007?
4.6.1 Since the February 2007 Preferred Options
Site Allocations document, a lot of work has been
undertaken on developing the Council’s approach to
Green Infrastructure. The previous document just
considered green space designations and open space
deficiency. The Green Infrastructure section of this
document covers the following topics:
• Green Networks and Corridors – a new policy
and designation
• Green Space – updated policy in the light of the
new green networks approach, together with
some additional sites identified since the
Preferred Options consultation
• Biodiversity – a suite of new policies and site
designations
• Open Space Standards in New Developments –
new policy approach and standards
• Open Space Deficiency Areas – an updated
approach to dealing with deficiency in certain key
areas
GREEN NETWORKS AND CORRIDORS
Context
4.6.2 The Wycombe District Green Infrastructure
Network is made up of existing and proposed multifunctional green spaces and green links, both public
and private assets, with and without public access,
and in both urban and rural locations. These green
spaces and links contribute to the high quality
natural and built environment required for existing
and future sustainable communities resilient to the
effects of climate change in the long term.
4.6.3 The network highlights the potential for
improvement to green spaces and links, for example
to enhance movement opportunities for wildlife and
people. Using a network approach enables a holistic
overview of the natural and historic environment, its
benefits for economy, wildlife and the health and
wellbeing of local communities.

(40) Green Infrastructure Strategy for Buckinghamshire (2009)
(41) Green Infrastructure Background Paper (WDC, 2009)

4.6.4 Provision for planning for green networks
and corridors is made by the following policies:
• PPS1 Planning and Climate Change
• South East Plan:
- Policy CC8 (Green Infrastructure)
- Policy C7 (River Thames Corridor)
• WDC Core Strategy
- Policy CS 17 (Environmental Assets)
- Policy CS 19 (Raising the Quality of Place
Shaping and Design)
- Policy CS20 (Transport and Infrastructure)
Policy B9 Green Networks and
Infrastructure
Any development within the Green
Infrastructure Network identified in Figure
4.3 (and map 20 in appendix 6) and Green
Infrastructure Opportunity Areas must
retain, protect and enhance the Green
Infrastructure Network paying special
attention to the conservation and
enhancement of biodiversity, recreation and
non-motorised access.
All
development
proposing
new
greenspaces or green links should be
provided in a way that retains, reinforces or
creates links within and to the Green
Infrastructure Network so as to promote
recreation, biodiversity and non-motorised
access.
4.6.5 At a sub regional/county scale Green
Infrastructure is being addressed by the
Buckinghamshire Green Infrastructure Consortium
(of which WDC is a member). In April 2009, the
Consortium published a Green Infrastructure
Strategy for Buckinghamshire(40). This identifies
several opportunities: two Access Links (High
Wycombe to Bourne End and Wooburn Green to
Burnham Beeches), one Countryside Access
Gateway (Cliveden) and one Opportunity Zone
(Marlow Gravel Pits). These have been reflected in
the proposed Green Infrastructure Network for the
High Wycombe and Chepping Wye Valley Local
Community Areas shown in Figure 4.3. Further
information on the methodology used in identifying
a green infrastructure network is set out in the
Green Infrastructure background paper(41).
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4.6.6 At a district scale Green Infrastructure is
being addressed by the identification of a Green
Infrastructure Network which includes public parks,
river corridors, public rights of way, cycle routes,
playing fields, informal green spaces, woodland and
former railway corridors; in line with the
methodology for Parish & Town Green Infrastructure
plans, and promoted by the Buckinghamshire Green
Infrastructure Consortium It will provide suitable
and sufficient green spaces for recreation, amenity
and biodiversity purposes, connected by a series of
green links that provide attractive, convenient routes
for both wildlife and people.
4.6.7 As stated in Policy CC8 of the South East
Plan, the designation and management of a Green
Infrastructure Network is particularly important in
areas undergoing change. Policy CS2 of the Core
Strategy identifies areas within Wycombe District
where new development will be principally focussed
(High Wycombe, Downley, Hazlemere/ Widmer End/
Tyler’s Green, Loudwater and Wooburn Green) and
it is in these areas where the identification,
protection and enhancement of a local Green
Infrastructure Network has been prioritised. In the
long term the network will be defined district-wide.
Figure 4.3 Proposed Green Infrastructure Network
in the High Wycombe and Chepping Wye Valley
Local Community Areas

4.6.8 The Green Infrastructure Network is based
on mapping of the five key themes listed below. Only
areas that comprise two or more of the elements
within these themes satisfy the criteria of multifunctionality and have therefore been included.
Key themes
• Landscape - e.g. private and public woodland,
open countryside and river corridors
• Biodiversity - e.g. statutory, non-statutory
nature conservation designations as well as
other important habitats and areas of
opportunity (Biodiversity Opportunity Areas) as
they are identified in biodiversity policies B11,
B12 and B13.
• Historic Environment - e.g. designated sites
such as Scheduled Ancient Monuments, Parks
and Gardens of Special Historic Interest.
• Public Open Space - e.g. designated
greenspace, Incidental Open Space and other
areas identified in various open space studies
including the Council’s Open Spaces Strategy.
• Access - e.g. cycle ways, public rights of way and
former railway corridors. The Green
Infrastructure work will inform which areas
should be targeted in the Public Rights of Way
Improvement Plan.
4.6.9 The Green Infrastructure Network includes
Opportunity Areas which have been identified where
there is a potential to enhance green links between
existing areas of Green Infrastructure. It is within
these Opportunity Areas that new development will
be expected to focus on enhancement of the Green
Infrastructure Network for instance by increasing
their number of elements.A strategy and action plan
will be produced to identify and programme future
improvements.
Key Opportunity Areas identified at this stage are:
• former High Wycombe to Bourne End railway
corridor
• River Wye corridor from Desborough through
to Bourne End
• Hughenden valley corridor
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GREEN SPACE
4.6.10 Designated green spaces are a key element
of the District’s green infrastructure. The February
2007 Site Allocations consultation set out the policy
approach for these areas and consulted on the
specific areas for designation. It was noted at the
time that, following the Open Space Audit, a major
review of green spaces had been undertaken and the
resulting update to the green space designations was
the subject of consultation then.There is no need to
consult further on those designations in this update
consultation. However the policy approach for these
areas is set out below for completeness, updated to
take account of the fact that there is now the new
proposed policy for green networks:
Policy B10 Green Space
Development that would result in the loss,
fragmentation or reduction in size of green
spaces shown on the proposals maps will
not be allowed, except in exceptional
circumstances.
The same approach will be taken to open
spaces of recreational amenity, nature
conservation or landscape value in rural
settlements that are “washed over” by the
Green Belt or do not have a settlement
boundary.
Where, in exceptional circumstances, it can
be demonstrated that development within
a green space is necessary, a substantial
element of green space must be retained,
and the overall character and quality of the
space maintained, or, if this is not possible,
alternative provision of equivalent quality
should be made within a reasonable
distance.
4.6.11 Following on from the February 2007
consultation and further open space work, the
following areas have been identified as new green
spaces:
• Cadmore End Cricket Ground, Cadmore End
(1.66ha)
• Frieth C of E Primary School, Frieth (0.54 ha)
• Hambleden Cricket Ground, Hambleden (2.61 ha)

•
•
•
•
•
•
•
•
•
•
•

Danesfield School, Danesfield (0.64 ha)
Bledlow Cricket Club, Bledlow (1.48 ha)
Walkers Road Amenity Space, Longwick (0.13 ha)
Kimble Allotments, Little Kimble (1.95 ha)
Bourne End Civic Garden, Bourne End (0.1 ha)
Marlow CE First School, Marlow (0.82 ha)
St. Mary's Churchyard, Princes Risborough (0.86
ha)
Shrimpton Road Amenity Space, SW High
Wycombe (0.3 ha)
High Wycombe lawn tennis club, SE High
Wycombe (0.3 ha)
Longwick Amenity Space, Longwick (0.16 ha)
Pimms Grove Amenity Spaces, NE High
Wycombe (0.21 ha)

Potential new green spaces in the Desborough area
are identified within the Desborough Area section of
this document.
An additional change to the February 2007
document is the removal of the green space
designation of Bassetstbury Manor (building
footprint only).
BIODIVERSITY
Context
4.6.12 The biodiversity(42) policies of this document
aim to conserve and enhance biodiversity resources.
They also aim to mitigate the effects of climate
change and to help wildlife adapt to those changes.
No options have been considered as these are in line
with national guidance and best practice.
4.6.13 Provision for planning for biodiversity is
covered by the following:
• Planning Policy Statement 9: Biodiversity and
Geological Conservation and its Good Practice
Guide.
• South East Plan: Policy NRM5 Conservation and
Improvement of Biodiversity.
• WDC Core Strategy: Policy CS17 Environmental
Assets

(42) The term biodiversity describes the variety of life on earth, i.e. all living things, all plants, animals and places where they
live. Biodiversity is often used as a measure of the health of biological systems (WDC, 2009)
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4.6.14 Together the above require the conservation and active enhancement of biodiversity resources by
measures such as:
• Protecting locally and nationally designated sites;
• Conserving and enhancing species and habitats identified in the national and local Biodiversity Action Plans
(BAPs) and species protected by law;
• Encouraging the creation of new areas of habitat or beneficial biodiversity features as part of new
development;
• Minimising pollution of air, water and land;
• Protecting, enhancing and extending green networks or corridors
Policy B11 Sites and Species of National and International Importance
Development which would harm directly or indirectly the nature conservation or geological
interest of the whole or any part of the following designated sites, habitats or species will not
be permitted. Sites, habitats and species will be protected and, wherever possible, enhanced.
•
•
•
•
•

Special Areas of Conservation (SAC)
National Nature Reserves (NNR)
Sites of Special Scientific Interest (SSSI)
UK Biodiversity Action Plan (BAP) Priority Habitats and Species
Species and Habitats of Principal Importance (or Section 41 NERC Act species and
habitats)
• Ancient Woodland
• Legally protected species or their habitats
In determining whether harm would be caused, the Council will consider:
• Whether the cumulative effect on the site or habitat would be significant in relation to
those characteristics for which the site has been designated;
• The importance of the site for nature conservation and the need to pay very special
attention to the conservation and enhancement of sites of national and international
importance;
• The availability of suitable alternative sites for development or measures which would
minimise any adverse effect on the site or habitat, or ensure the protection of its key
features.
Where development is proposed that could potentially harm the biodiversity or geological
interest of one of these sites, habitats or species, the Council will require an ecological
assessment to be submitted.This will need to show:
1. The expected effects of the development on nature conservation interest
2. That any adverse effects are minimised and what mitigation measures will be taken to
minimise harm
3. What compensation measures are proposed for any losses such as creation or enhancement
of wildlife habitats of equal or greater value elsewhere within the site or in the local area
4. That any compensatory measures will be carried out before the accepted damage to wildlife
takes place
Designated sites are listed in Appendix 5 and shown on maps 19(a-g) in Appendix 6 and the
Biodiversity Designations background paper(43).

(43) Biodiversity Designations Background Paper (WDC, 2009)
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4.6.15 National and international legislation, and
national and regional planning policy guidance
requires that these sites and species be given the
highest level of protection through the planning
system.
4.6.16 All sites of national and international nature
conservation importance are notified as SSSIs by
Natural England. SSSIs are protected through
paragraph 8 of PPS9 or any subsequent reviews of
this national planning statement.They can be areas of
land or water containing plants, animals, geological
features or landforms of special interest and may
include SPAs, SACs, NNRs or Ramsar sites. The
Council is required to consult Natural England on
any application for development which is likely to
affect SSSIs and will take into account any comments
expressed as a result of these consultations.
4.6.17 Wycombe District contains five SACs, 26
SSSIs and one NNR (see maps 19(a-g) in Appendix
6). Biodiversity Action Plan Priority Habitats are also
shown on the maps 19(a-g) in Appendix 6 but often
coincide with other nature conservation
designations. More detail regarding the legislative
background to these sites, habitats and species is
provided in the background paper(44).
4.6.18 National planning policy guidance requires
local planning authorities to identify areas of Ancient
Woodland not otherwise protected and preserve
these areas. In accordance with government
requirements, Ancient Woodland must be afforded a
high degree of protection by the planning system as
these habitats are irreplaceable. Ancient Woodlands
are shown on the proposals map.
4.6.19 Species information is not shown on the
maps as some of the information is sensitive but can
be obtained from the Bucks Milton Keynes
Environmental Record Centre (BMERC).

(44) Biodiversity Designations Background Paper (WDC, 2009)

Policy B10 Sites of Local and Regional
Importance
Development which would harm directly or
indirectly the nature conservation or
geological interest of the whole or any part
of the following will not be permitted.
•
•
•
•

Local Nature Reserves (LNRs)
Local Wildlife Sites (LWSs)
Biological Notification Sites (BNSs)
Regionally Important Geological and
Geomorphological Sites (RIGS)
• Biodiversity Opportunity Areas (BOAs)
Where development is proposed that could
potentially harm the biodiversity or
geological interest of one of these sites or
areas, the Council will require an ecological
assessment to be submitted. This will need
to show:
1. The expected effects of the development
on nature conservation interest
2. That any adverse effects are minimised
and what mitigation measures will be
taken to minimise harm
3. What compensation measures are
proposed for any losses such as creation
or enhancement of wildlife habitats of
equal or greater value elsewhere within
the site or in the local area
4. That any compensatory measures will be
carried out before the accepted damage
to wildlife takes place
Local Nature Reserves will be maintained
and enhanced for their wildlife value, for
community use and as an educational
resource. New LNRs may be created by the
Council in partnership with Natural England
following
public
and
stakeholder
consultation.
Within Biodiversity Opportunity Areas any
existing BAP Priority habitats will be
protected, degraded habitats will be
restored and new habitats will be created.
Development in these areas will be expected
to contribute towards these aims as well as
initiatives or schemes pursued outside of the
planning process.
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4.6.20 National planning policy guidance states that
sites of local and regional interest should appear on
the proposals map (see maps 19(a-g) in Appendix 6).
4.6.21 In line with government advice, the Council
will use planning conditions or obligations where onsite mitigation measures are required to mitigate
unavoidable damage. Off-site compensation measure
will only be acceptable, when on-site mitigation is
not possible or appropriate.
4.6.22 The local designations are summarised
below, though more detail is provided in the
background paper (45).
Local Nature Reserves
• These are statutory designations. They are sites
dedicated to nature conservation and are
accessible to people for educational purposes.
The Council aims to create more LNRs to work
towards achieving a level of provision of 1ha /
1000 population as recommended by Natural
England. Enhancement of biodiversity value on
these sites will be achieved through management
plans drawn up for each reserve.These sites are
shown on maps 19(a-g) in Appendix 6.

Biodiversity Opportunity Areas (BOAs)
• These have been identified on a local (county)
level by the Bucks Milton Keynes Biodiversity
Partnership and on a regional level by the South
East Biodiversity Forum and Natural England.
They are the main focus areas for restoration or
creation of Biodiversity Action Plan habitats and
are therefore areas of opportunity rather than
areas of constraint. BOAs do not include all the
BAP habitat in the District, nor do they include
all the areas where BAP habitats could exist and
in particular more work is needed to develop
approaches in urban environments. Both the
Regional and the Local BOAs are shown in
Figure 4.4. More detail on BOAs can be obtained
from the background paper(46).
Figure 4.4 Regional and Local Biodiversity Areas

Local Wildlife Sites
• These are locally designated by nationally defined
criteria and are currently replacing the previously
used designation of Biological Notification Site
(BNS), by a long term programme of review of
BNSs. Until BNSs are reviewed it is important
that they are also subject to the same protection
as Local Wildlife Sites. Local Wildlife Sites also
incorporate sites that were referred to in the
past as Sites of Importance for Nature
Conservation (SINCs) and County Wildlife Sites.
Local Wildlife Sites are shown on maps 19(a-g) in
Appendix 6.
Regionally Important Geological and
Geomorphological Sites
• These have been designated by the Bucks Earth
Heritage group using defined selection criteria.
These sites are shown on maps 19(a-g) in
Appendix 6.

(45) Biodiversity Designations Background Paper (WDC, 2009)
(46) Biodiversity Designations Background Paper (WDC, 2009)

The Biodiversity Opportunity Areas map is the property
of the members of the South East Biodiversity Forum. For
more information please see www.sebiodiversity.org.uk.
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Policy B13 Biodiversity in Development
Development affecting habitats or features
of biodiversity importance will be expected
to provide for retention, management and
enhancement of these features, or
mitigation if appropriate.
Habitats and features of biodiversity
importance may include “veteran” trees,
areas of woodland or lines of trees,
hedgerows, areas of chalk grassland or
heath, rivers, ponds and other wetland areas.
Development proposals will also be
expected to maximise opportunities in and
around developments to create new habitats
appropriate to the area, or new biodiversity
features.
Particular attention will be given to habitats
that provide an important corridor or
stepping stone function for the movement of
species. In built-up areas, development that
affects or is near to features or habitats of
such a function, in particular rivers and
streams, railway embankments, road
corridors and spacious or well-treed
gardens, must pay special regard to the
nature conservation interest.
4.6.23 The Council recognises that there are other
areas of nature conservation importance, which are
not formally designated or legally protected, but
which are important habitats and provide valuable
wildlife corridors from one habitat to another, and as
such form a network essential to the maintenance of
biological diversity.
4.6.24 The importance of protecting, conserving
and also enhancing biodiversity in the wider
environment outside designated sites is a key
principle of PPS9. Biodiversity includes the diversity
and distribution of both species and habitats and PPS
9 highlights the opportunities for the incorporation
of beneficial biodiversity and geological features as
part of good design.When considering development
proposals, opportunities
in
and
around
developments should be maximised. The Council
may impose appropriate conditions or require the
developer to enter into a management or legal
agreement prior to the development taking place.

4.6.25 Policies are also retained in the Local Plan
that refer to trees and hedgerows (G11) and river
environments (L5).
OPEN SPACE
Context
4.6.26 PPG 17 Planning for Open Space, Sport and
Recreation(47) and its companion guide Assessing
Needs and Opportunities sets out the benefits and
importance of open space, play and informal
recreation and requires Councils to set standards for
open space with regard to quantity, quality and
accessibility at a local level. As a result the Council
has undertaken open space audits(48) and has
developed local standards based on local needs(49).
4.6.27 PPS1 Planning and Climate Change sets out
key planning objectives to sustain biodiversity and
recognise that in doing so the distribution of habitats
and species will be affected by climate change. It also
seeks to secure new development and shape places
which are resilient to climate change in ways
consistent with social cohesion and inclusion.
4.6.28 The following policies within the Core
Strategy are relevant to the provision of open space:
• CS17 Environmental Assets
• CS19 Raising the Quality of Place-Shaping and
Design
• CS21 Contribution of Development to
Community Infrastructure
4.6.29 Relevant evidence is provided in the
following:
• Open Spaces Study (Scott Wilson, 2005): open
space audits, mapping and recommendations;
• ‘Outdoor Sports Facilities Audit and Gap
Analysis’ (PMP, 2008): sports pitch audits, gap
analysis and recommendations on pitch
provision;
• ‘Open Space Standard Setting’ (PMP, 2008): public
consultation, recommendations on local
standards;
• WDC Sports Facility Strategy (Draft, 2009): the
Council’s approach to outdoor sport provision;

(47) Planning Policy Guidance 17 Planning for Open Space, Sport and Recreation (DCLG, 2002)
(48) Open Spaces Study (Scott Wilson, 2005)
(49) Open Space Standard Setting (PMP, 2008)
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4.6.30 Prior to setting local standards the Council had
adopted the National Playing Fields Association six acre
standard. Based on this the Council had identified and
outlined six main areas of open space deficiency. The
application of local standards requires a more detailed
analysis of deficiencies, so that deficiency areas will not
exist in the same way as previously defined. However,
the Council still considers the following six areas as
some of the key areas of deficiency. These will be
addressed as follows:
1. Cressex Area, High Wycombe – approach to be
addressed in the Open Space Strategy
2. Desborough area – see area-specific policies in
this document
3. Bowerdean – qualitative improvements to be
identified in the Open Space Strategy
4. Southern part of the Hughenden Quarter – to
be addressed as part of development
5. Southern Princes Risborough – to be addressed
as part of development
6. East Marlow – improvement to Public Rights of
Way Network (PROW) network, in particular
access to and within Little Marlow Gravel Pits

Options for Open Space Standards in New
Developments
4.6.31 Two options with regard to the quantitative
provision of open space are being considered:
Option 1: Local standards tailored to local
requirements
• This approach uses the local standards as
recommended by consultants as a baseline but
proposes to tailor these to local requirements by
selecting only those elements that are needed in
the locality of the development. Details on open
space requirements in different parts of the
District will be detailed in the open space
strategy and any subsequent review of the
Developer Contributions SPD.
Option 2: District-wide minimum standard
• A ‘one size fits all’ approach. Although the
proposed values are based on local standards as
proposed by consultants, this standard will not
distinguish between different locations in the
District.

Policy B14 Open Space in New Development
Residential development of four dwellings or
above
(gross), or
any
employment
development of 2,500sqm or above (gross) is
required to make provision for open space.
The provision of open space will need to meet
the quantitative standards out below.
As a general rule, open space will have to be
provided on-site, but where this is
inappropriate a system of off-site contribution
has been developed and is set out in the
Developer Contributions Supplementary
Planning Document and the Developers’
Guide. The system is reviewed on a regular
basis and includes contributions towards the
maintenance of open space.
Off-site contributions will either be pooled to
enable the implementation of larger projects
including the creation of additional open
space, or will be used to improve the
accessibility to, or quality of, existing open
spaces, whatever is most appropriate in the
locality.
Where
major
developments
create
opportunities to address wider open space
deficiencies then these will be brought
forward as part of comprehensive proposals
for major development sites (see site-specific
policies for detail).
Quality and accessibility standards will be
applied in accordance with the standards set out
in the open space background paper.

These are outlined in Table 10 on the next page.

Delivery & Site Allocations Update Consultation - June 2009

4. DISTRICT-WIDE POLICIES AND DESIGNATIONS
Table 10 Proposed Options for Open Space Standards
Option 1: Local standards tailored to local
requirements

Option 2: District wide minimum standard

Total: 7.76 ha / 1000

Total: 4.00 ha / 1000

• Public Amenity Space: 0.4 ha / 1000
• Outdoor sport (public 1.6 ha + private 1.32 ha):
2.92 ha / 1000
• Play & teen (formal + informal): 0.8 ha / 1000
• Gardens: 0.04 ha / 1000
• Allotments: 0.21 ha / 1000
• Parks: 1.71 ha/ 1000
• Natural / semi-natural: 3 ha / 1000

•
•
•
•
•
•

Approach:
Contributions are sought for different open space
elements from the list above but will vary depending
on location and scale of the development and the
local needs. Details regarding local requirements will
be detailed in the open space strategy and Developer
contributions SPD.

Approach:
All development exceeding above threshold (4
residential dwellings or 2500sqm employment) will
have to provide or contribute to open space to above
level.

Justification:
This suite of open space typologies reflects most
closely the quantitative standards as recommended
by the consultants to ensure adequate open space
provision in 2026.

Justification:
Minimum standard to address the consultation
feedback and the most important shortfalls in open
space (see open space background paper for more
detail).
Public amenity space – included:
Reason: informal local open space particularly valued
by residents (consultation feedback)
Outdoor sport (public) – included:
Reason: significant quantitative shortfall in pitch
facilities. Consultation feedback.
Play/teen – included:
Reason: significant shortfall in quantity and quality of
teen facilities identified throughout the District.
Shortfall in play. NPFA/FIT standard used.
Gardens – included:
Reason: identified shortfall. Consultation feedback
Allotments – included:
Reason: identified acute shortfall in HW. General
demand for more allotments throughout the District.
Parks or Semi-natural open space – reduced provision:
Reason: Minor shortfalls are predicted for parks or
natural/semi-natural open space by 2026. Which one
of these two typologies will be chosen will depend on
what is most appropriate in the locality.

Local standards applied as recommended by
consultants in Dec’08. with the following changes:
Commons/Village Green (VG) element - omitted
Reason: Commons are a designation that reflects the
historic use of land. Commons and VG are also very
similar in character to the natural/semi-natural open
space or the amenity space category, so that a natural
informal element is still captured. In addition, the
District offers easy access to high quality landscape,
so that the creation of open space of this category is
considered less crucial.
Please note that the unaltered standards are being
used to inform the findings of the open spaces
strategy.

Public Amenity Space: 0.4 ha / 1000
Outdoor sport (public): 1.6 ha / 1000
Play/teen: 0.8 ha / 1000
Gardens: 0.04 ha / 1000
Allotments: 0.21 ha / 1000
Parks or natural / semi-natural (whatever is most
appropriate): 0.95 ha /1000
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4.6.32 Open spaces deliver a variety of benefits and
are an integral part of sustainable development. They
play an important part in adaptation to climate change
by reducing temperature through evaporative cooling
by plants, and providing shade in hot weather. They
protect the health of communities by providing an
opportunity for leisure and exercise and sustain
biodiversity by helping it to adapt to climate change.
4.6.33 Development increases the potential number
of people using open spaces and as a result adds to the
pressure on existing open spaces. The Council
therefore requires development exceeding the above
thresholds to provide open space to meet its own
needs.Where possible this should be provided on site
but this might not always be possible or appropriate;
where development would add to pressures on existing
open spaces, contributions to off-site improvements
will be sought. These may be used to bring about a
range of improvements including:
• Qualitative improvements that ensure open spaces
can cope with increased usage without degradation,
including additional facilities to address the influx of
new residents;
• Access improvements that allow open spaces to be
enjoyed more easily by a wider range of users in the
area; and
• New open spaces where both need and
opportunities exist.
4.6.34 Further details are set out below and will be
provided in more detail in the forthcoming Open
Spaces Strategy.
4.6.35 The appropriateness of on-site provision or offsite contribution will be based on the analysis and
findings of the various open space studies, including the
Council’s Open Space Strategy, and will take account of:
• Existing open space provision within the vicinity, in
particular with regard to quantity and accessibility
• The scale of development proposed.
4.6.36 Larger developments are expected to provide
some open space on-site.The following thresholds for
on-site provision are being proposed:
• Public amenity space: for developments exceeding
25 units or 0.5 ha (whatever is smaller)
• Play facilities: for developments exceeding 80 units
or 2 ha (whatever is smaller)

(50) Open Space Background Paper (WDC, 2009)

4.6.37 We are also considering whether we should
have an on-site threshold for outdoor sports,
allotments, parks or natural open space at 200 units or
5 ha (whatever is smaller). Remaining open space
requirements in accordance with the chosen local
standard will be converted into off-site contributions if
not provided on site.
4.6.38 The needs assessment carried out as part of the
PMP studies in 2008 identified residents’ views on the
quantity, quality and accessibility of open space. Taking
into account the existing provision, residents’ views and
the consultant’s expertise, recommendations on local
standards for different types of open space have been
made and these are outlined in the open space
background paper(50). This approach conforms with
Government requirements as set out in PPG17 and its
companion guide. The local standards are also being
used as a basis for determining approaches to address
open space deficiencies in the Open Spaces Strategy.
4.6.39 Based on the proposed local standards
particular quantitative deficiencies have been identified
in outdoor sport, teen facilities and play throughout the
District. Other more localised deficiencies also exist
with regard to amenity green space, semi-natural
spaces, parks, gardens and allotments.
4.6.40 Qualitative deficiencies exist throughout the
District and will be addressed through developers’
contributions wherever development would create a
need for new facilities or exacerbate existing
deficiencies. An implementation programme (action
plan) will be developed as part of the Open Spaces
Strategy.
4.6.41 Deficiencies in accessibility vary between
typology and location. These deficiencies will be
addressed either through the creation of additional
open space or improved access to existing open space
or the Public Rights of Way Network (PROW)
network, for example at Little Marlow Gravel Pits.
4.6.42 The Council’s approach on how to overcome
open space deficiencies in quantity, quality and
accessibility in different parts of the District will be
outlined in the Council’s Open Space Strategy, which is
currently being developed. Based on this an action plan
will be drawn up in liaison with all relevant open space
providers, which will be updated on a regular basis to
reflect changes in circumstances.This will guide the use
of developer contributions.
4.6.43 Major sites are one of the main opportunities
to increase the quantity of open space and will be
required to provide open space on site. Requirements
are outlined in the development principles in the sitespecific or area specific-policies.
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What were the other options considered?
4.6.44 The local open space standards proposed by
PMP are not considered suitable to be applied in full
to new development.The typology of commons and
village greens has been omitted as these are
historical designations that cannot easily be
recreated. They are also very similar in character to
the natural/semi-natural open space or the amenity
space category, so that a natural informal element is
still captured. In addition, the District offers easy
access to high quality landscape, so that the creation
of open space of this category is considered less
crucial.
4.6.45 At this stage the Council has not yet settled
on a preferred approach with regards to the local
standards. The preferred approach will take account
of consultation feedback and further consideration,
including regards to deliverability.
Key Questions
Q14.Which of the two options for open
space standards outlined above do
you think is the most suitable?
Q15.What in your view would be the most
important priority for improvement
of open space, e.g. a specific site in
your neighbourhood, specific facilities
you would like to see?
Q16. Is the proposed threshold for seeking
open space provision set at the right
level?
Q17.Would you agree with the
development thresholds for on-site
open space provision?

4.7 PLANNING FOR FLOOD RISK
MANAGEMENT
Context
4.7.1 Core Policy CS18 sets out that the Council
will have regard to the risk of flooding when
allocating land for development.The potential impact
of climate change, including increased flood risk in
the future, is also a consideration which has been
taken into account through the allocation of land.
4.7.2 In May 2009 we published our Strategic Flood
Risk Assessment (SFRA)(51) for the District.The SFRA
was undertaken to assess the risk from different
types of flooding in the District and the future effects
of climate change on flooding.Through the SFRA and
the Sustainability Appraisal of sites and

options, the Council has identified that we must
apply a sequential test, as set out in Planning Policy
Statement 25(52), as some development opportunities
are within the Environment Agency’s Flood Zones 2
and 3.
4.7.3 A significant proportion of all allocations and
development in the District will be delivered on
Previously Developed Land (over 90% of
development was on previously developed land in
2007/08). As such, a primary issue will be not
increasing flood risk but indeed taking opportunities
to mitigate for flood events.
Policy B15 Reducing Flood Risk
The preferred approach is that:
Where sites are proposed for development
that are in Flood Risk Zones 2 or 3 (as
identified by the Strategic Flood Risk
Assessment or the Environment Agency) and
have not been allocated in this DPD the
Council will require applications to be
supported by:
• a sequential assessment of the site
including an assessment against allocations
in this document;
• where necessary demonstration that the
requirements of the exceptions test have
been met;
• a Flood Risk Assessment that includes
consideration of the most appropriate
layout of development on site in terms of
flood risk;
• development proposals to address the
increased risk of flood risk, demonstrating
the relative benefits of resilient and
resistant construction methods;
• applications to be supported by a provision
of space for flood water storage.
Flood Zone 3 is defined on the maps at
Appendix 6 although developers should
consult with the Environment Agency for any
updates to it.
4.7.4 All sites allocated in this document have been
sequentially tested to minimise the risk of flooding.
This assessment is based upon data contained within
the SFRA completed in 2009 and identifies flood risk
from fluvial sources as well as other sources of
flooding. It is a requirement of PPS25 that all
allocated and proposed sites are located in the
lowest possible flood risk zone.

(51) Wycombe District Strategic Flood Risk Assessment Level 1 & 2 (Jacobs for WDC, 2008)
(52) Planning Policy Statement 25: Development and Flood Risk (DCLG, 2006) sets out Government policy on development
and flood risk
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4.7.5 Any proposals that come forward for sites
that have not been assessed by the SFRA and
sequentially tested therefore need to be supported
by an assessment that compares the availability of
sites that are in lower flood risk areas – including
allocated sites.
4.7.6 The Council needs to be satisfied that the
sequential assessment justifies the site being
developed before planning permission can be
granted.
What were the other options considered?
4.7.7 Alternative options that result in new
development not taking proper account of flood risk
are not considered to be appropriate in the light of
government policy and the areas of flood risk that
exist in the District.

4.8 SUSTAINABLE CONSTRUCTION
Context
4.8.1 The Core Strategy sets out in Policy CS18
the Council’s commitment to minimise waste and
encourage recycling, conserve natural resources and
avoid pollution in new development. This reflects
emerging national guidance for adaptation to climate
change in new development and will be achieved
through measures including minimisation of water
use, sustainable urban drainage, energy efficiency and
use of renewable energy technology.
4.8.2 Policy MRM11 of the South East Plan states
that local authorities should promote and secure
greater use of decentralised and renewable or lowcarbon energy in new development, including
through setting ambitious but viable proportions of
the energy supply for new development to be
required to come from such sources. In advance of
local targets being set in Development Plan
Documents, new developments of more than 10
dwellings or 1000m2 of non-residential floorspace
should secure at least 10% of their energy from
decentralised and renewable or low-carbon sources
unless, having regard to the type of development
involved and its design, this is not feasible or viable.

Policy B16 Sustainable Construction
Development of one dwelling or more or
commercial buildings greater than 100sq.m
(including the allocations in this document)
should be designed to achieve the minimum
requirements for reducing the use of natural
resources subject to it being demonstrated
that it is not feasible or viable.
This should include:
• Residential applications received after
January 1st:
- 2009; should be designed to meet Code
for Sustainable Homes (CSH) Level 3
- 2012; should be designed to meet Code
for Sustainable Homes Level 4 (or
equivalent)
- 2015; to have zero carbon emissions, so
meeting Code for Sustainable Homes
Level 6 (or equivalent)
• Non - residential development should
achieve Building Research Establishment
Assessment Method (BREEAM) rating of
Excellent (or equivalent);
• Measures for adaptation to climate change
• Minimum of 15% of energy requirements
to be secured from decentralised and
renewable or low carbon sources
• Site specific requirements for combined
heat and power systems are set out in site
specific policies and are counted towards
the 15% target
4.8.3 In 2006 the government announced a
timetable for ensuring that all new homes built
would have zero carbon emissions by 2016 through
the application of the Code for Sustainable Homes,
an environmental standard for residential
dwellings(53). The Code sets new standards for
construction including for energy and water
efficiency which are to be incorporated into building
regulations. All new homes built from 2010 should
achieve a Level 3 for the energy and water
categories, those built from 2013 should achieve a
Level 4, and from 2016, a Level 6.

(53) The Code for Sustainable Homes: Setting the standard in sustainability for new homes (DCLG, 2008)
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4.8.4 The Code levels should achieve the following
reductions in carbon emissions when compared to
Building Regulation requirements in 2006:
• Code Level 3 25%
• Code Level 4 44%
• Code Level 6 100%
4.8.5 In order for either the Code for Sustainable
Homes or BREEAM to be met it is important that
the standards are incorporated into proposals
before a planning application is made, otherwise it is
highly unlikely that the requirements will be able to
be complied with. The above policy is therefore
aimed to ensure that these targets are met in time as
developers need to consider designing schemes in
advance of the actual time of construction.
4.8.6 As a part of the evidence gathering for the
WDF Site Allocations document the Council
commissioned an Energy Feasibility Study(54) of the
District. This study assessed the viability of using
Combined Heat and Power (CHP) to generate and
distribute energy on a number of key sites, as well as
the potential for renewable energy generation in the
District. For the following sites it was found that
CHP would be viable:
•
•
•
•

Compair/De La Rue
Handy Cross Sports Centre Site
Abbey Barn South
RAF Daws Hill

4.8.7 Site specific requirements can be found
within individual site policies within this document.
4.8.8 Since the adoption of the Core Strategy the
Council has produced an interim policy document to
make new buildings more sustainable and adapted to
climate change. This is replaced by a Supplementary
Planning Document (SPD)(55) which sets out to
illustrate how this can be achieved in more detail,
and provides information and links to assist
developers in designing buildings that meet the
requirements of this policy. This SPD refers to the
government’s current consultation on the definition
of zero carbon homes and how they will be
delivered. The government’s consultation identifies
allowable solutions that will be permitted to offset

the residual emissions from residential development.
The outcome of the consultation will be
implemented through changes to local policy as
required.
What were the other options considered?
4.8.9 The Council considered bringing forward the
implementation of the Code for Sustainable Home’s
requirements earlier than the Government
timetable. However, recent Inspectors’ reports on
other Core Strategies have not considered that
there is sufficient justification or evidence to
override the Government timetable
4.8.10 Higher requirements for renewables were
considered especially as there was no adverse
response to the proposed 15% renewables consulted
on in 2007.
4.8.11 Policy NRM13 of the South East Plan sets
regional targets for renewable energy which reflect
the assessment of potential for renewable energy to
ensure that the region contributes to the UK targets
for renewable energy.The renewable resources with
the greatest potential for renewable energy
generation in this District are wind, biomass, or solar.
This is confirmed by the Energy Feasibility Study.
However, as development of large, wind power
projects in the District is constrained by the AONB,
reliance falls on new development to generate
renewable or low carbon energy. For this reason, a
target of 15% is proposed rather than the 10% set
within policy NRM11 of the South East Plan.

4.9 Infrastructure and Delivery
INFRASTRUCTURE
Context
4.9.1 Central government requires local planning
authorities to undertake long-term infrastructure
planning as part of their Local Development
Framework(56). Infrastructure planning involves the
production of an evidence base to show what
physical, social and green infrastructure is needed to
enable the amount of development proposed for the
area, as well as considering when and how it can be
delivered.

(54) Wycombe Energy Feasibility Study (WDC,2007)
(55) Living within our Limits: Reducing the Environmental Footprint of New Development in the Wycombe District; Draft
Supplementary Planning Document (WDC, May 2009)

(56) Planning Policy Statement 12: Local Spatial Planning (DCLG, 2008)
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4.9.2 Core Strategy Policy CS21 Contribution of
Development to Community Infrastructure sets out
the key principle that where the implementation of
development would create a need to provide
additional or improved infrastructure, amenities or
facilities, the developer would be expected to make
such provision.
Policy B17 Infrastructure and Delivery
WDC requires the timely delivery of
infrastructure to support the development of
sites identified in this document in order to
ensure that the Council’s spatial strategy is
delivered in a sustainable form. In this way, the
delivery of infrastructure will meet the key
principles of the adopted Core Strategy and
the visions for the community as set out in the
Wycombe Sustainable Community Strategy
and the Buckinghamshire Sustainable
Community Strategy.
Key infrastructure requirements to support
the sustainable delivery of the sites identified
in this Delivery and Site Allocations document
are set out in the Infrastructure Schedule and
accompanying text in Appendix 3. Updates to
this schedule are anticipated as development
comes forward and service providers gain
clarity on the infrastructure provision
required. Therefore the most recently
updated Infrastructure Schedule should be
used when implementing this policy.
In line with Policy CS21,WDC will continue to
seek the delivery of infrastructure required to
support new development through its current
Developer Contributions SPD (57).
In order to secure and co-ordinate the
delivery of infrastructure, WDC will work in
partnership with other local delivery bodies,
local authorities, developers and service
providers.

4.9.3 The Infrastructure Schedule has been
developed through consultation with service
providers and reflects their current infrastructure
requirements to support development across the
District (as at Spring 2009)(58). As the development
plan is implemented and the infrastructure
requirements of service providers become more
refined, the Schedule will be required to be updated
to reflect these changing priorities. It is expected
that the Schedule will be updated and the most
recent Schedule should be used when assessing
infrastructure need.
4.9.4 Further detail on the current system used to
collect developer contributions is set out within our
Developer Contributions Supplementary Planning
Document. WDC is aware that the government has
recently introduced the proposals for a Community
Infrastructure Levy and will assess whether this
regime is an appropriate mechanism for collecting
contributions across the District at a later date.
What were the other options considered?
4.9.5 In the present economic climate,
consideration may need to be given to the
infrastructure provision required of developers, in
relation to the economic viability of their
development proposals. While it is vital to ensure
that the necessary infrastructure is delivered to
support new development, in individual cases where
economic viability is threatened by infrastructure
requirements as set out in the Infrastructure
Schedule in Appendix 3 and the current developer
contributions system, further consideration may
need to be given to requirements (see Policy B18 on
Viability).
Key Questions
Q18. Do you agree with the infrastructure
schedule set out in Appendix 3?
Q19.Are there things missing or things
that should be changed?

(57) Developer Contributions Supplementary Planning Document (WDC, 2007)
(58) Further information on the process undertaken can be found in the background paper Supporting Growth: Infrastructure
Requirements in Wycombe district to 2026 (WDC, 2009)
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VIABILITY
Context
4.9.6 The Core Strategy provides the overall framework for the contribution development should make to
the provision of infrastructure (Policy CS 21) and affordable housing (Policy CS13).
4.9.7 However, we are currently experiencing difficult market conditions, with the housing market having been
particularly affected. These problems have been exacerbated by problems of availability of finance both for
individuals (for house purchase) and for developers (for development finance).
4.9.8 In Wycombe District the latest Land Registry preliminary data for the first quarter of 2009 shows
average house prices are now just above prices for the first quarter of 2005. Sales volumes have declined very
markedly and are at less than half of historic levels. Unemployment has also risen in line with regional and
national trends, although levels are still just below the regional average and well below the national average.
Fig 4.5 House Prices in Wycombe District (2004-2009) Source: Land Registry.

4.9.9 It is recognised that the decline in prices has an impact on land values and introduces uncertainty into
the development industry. It is also recognised that viability can be an issue, at least in the short term. Longer
term prospects are much more difficult to predict with any certainty. The Developer Contributions
Supplementary Planning Document (2007) provides guidance on the approach to dealing with viability on
individual applications and views are sought on providing guidance in the Delivery and Site Allocations
document, as suggested in Policy B18 on the next page.
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Policy B18 Viability and Delivery
Where the viability of development proposals, including infrastructure and affordable housing
requirements is brought into question, the Council will take this into account where there is an overriding
planning reason for delivering the site immediately.
Planning permission will not be granted where viability is brought into question and where there is no
overriding planning reason to implement a development prior to these requirements becoming viable
over time.
Where current viability is proposed as a justification for reducing the infrastructure provided:
1) The Council will require developers to share with the Council on an “open book” basis the
development finances of the scheme. Where issues of viability arise there will be a need for the
Council to obtain independent valuation advice with the full and reasonable costs of that advice to be
met be the developer, and
2) Where, as a result of the assessment of viability, it is agreed that the full policy requirements and
guidance cannot be met, the Council will consider the following courses of action:
a) Review the timing of provision of financial contributions or direct infrastructure provision (including
affordable housing), and/or
b) Prioritise and review the level of financial contributions or direct infrastructure provision (including
affordable housing), or other policy requirements. The Council will take account of the level of
contribution being proposed when assessing the scheme.
However, the Council will only undertake the above where measures are put in place to ensure the early
delivery of the development.Where delivery does not take place, the Council will consider that previous
negotiations regarding delivery will set no precedent for any future schemes.
In addition the Council may:
c) Require developers and other relevant providers to bid for other funding streams to enable delivery
of the scheme (e.g. social housing grant) and/or earlier delivery of infrastructure – or to increase
infrastructure provision that may have been reduced
d) include overage clauses in section 106 agreements to capture the uplift in value of schemes should
market conditions improve
3) The Council may issue additional and/or alternative advice regarding addressing viability through the
Developer Contributions SPD and/or the associated Developers Guide, or any other relevant Local
Development Documents.

4.9.10 In assessing issues of viability, the Council is
concerned to avoid development that is not at the
right quality, does not address necessary
infrastructure requirements or provide for
affordable housing. It is also concerned that planning
permissions may be sought with reduced levels of
contributions that are then not delivered, and in the
meantime market conditions may have improved. As
a result the Council will seek to secure mechanisms
that address these issues and will expect an
overriding justification for early delivery of a site
when considering variations from established policy
requirements.
4.9.11 Where there is not an overriding planning
reason for delivering the site immediately, the
Council may consider granting planning permissions
for a longer period of time than normal (up to 5
years), to provide developers with certainty and to
enable policy requirements to become viable over
time.

4.9.12 The Council recognises that there are major
uncertainties at the moment and that approaches to
address viability issues may well develop over time.
As such it is important that there is scope to provide
updated advice on this issue through subsequent
local development documents, including the
Developer Contributions SPD and its associated
Developers Guide.
Key Questions
Q20. Do you agree with the suggested
approach to addressing viability
concerns in the current climate?
Q21. Given the long term nature of the
Delivery and Site Allocations document,
is the approach still valid in the long
term in potentially different market
conditions?
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Introduction
5.1
This section sets out the new or amended
proposals for specific areas of Wycombe District.
The Preferred Options Site Allocations DPD
published in February 2007 set out the context for
each area, summarised some of the key issues arising
from earlier consultations and then summarised the
main proposals in your area.This document sets out
any new proposals which have emerged since then
and refreshes some of the previous policies. As well
as area based proposals there are detailed site
specific policies which set out how the proposals will
be delivered. Key sites which had development
principles in the previous document now have their
own policies.
The topics covered in this section include
•
•
•
•
•
•
•
•
•

High Wycombe Town Centre
Desborough Area
Hughenden District
M40 Gateway
Rest of High Wycombe
Marlow
Princes Risborough
Bourne End
Rural Areas

5.2
The sites are shown on the maps in the
Appendix 6.
5.1 High Wycombe Town Centre
Context
5.1.1 High Wycombe is a key town in the region. It
is designated as a Regional Hub and identified as a
sub regional retail centre in the South East Plan.The
Core Strategy seeks to strengthen the role of High
Wycombe and its town centre, both through being
the focus of new development and through
regenerating and transforming key areas of change.
Ultimately it seeks to make High Wycombe a place
of distinction, taking advantage of its natural assets,
economic and locational strength and the wide
cultural diversity of its population and strength of its
communities.The town centre is at the heart of this
vision. It is the key destination for a whole range of
activities.

5.1.2 This Delivery and Site Allocations document
aims to turn vision into reality through delivery of a
range of proposals that both strengthen and
transform the town centre.The key elements of this
are:
1. A long term restructuring of the town
centre, including the town centre road
network, to create a stronger “people” place,
that starts now
2. A responsive approach to maintaining the
vitality and viability of the retail core of
the town centre, through revisions to retail
policies, that particularly addresses the current
shorter term economic difficulties
3. A stronger focus on provision of employment
opportunities in the town centre, particular
town centre offices.
These key elements are to be delivered through a
number of site specific proposals together with
some key infrastructure proposals.
What will High Wycombe town centre be like
in 2026?
Previous work
5.1.3 In 2004 extensive consultation was
undertaken through the programme of ‘Imagine the
Future’ consultations on the development of a
masterplan for the town centre. Following this
consultation David Lock Associates were
commissioned to draw together this vision into a
masterplan for the town centre. The full report by
David Lock Associates forms a background paper to
this document(59).
5.1.4 Through the consultation, key aspirations
identified for the town centre were:
• A thriving economic centre
• A pedestrian friendly place, less dominated by
roads
• A connected town centre – historic and
expanded
• High quality public open spaces
• Reopening of the River Wye

(59) Re-shaping High Wycombe: Stage Two of Developing a Masterplan for High Wycombe (David Lock Associates, 2005)
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5.1.5 However the negative and divisive impact of
the town centre roads and associated junctions,
notably Abbey Way (A40) (elevated section) and to a
lesser extent, Archway (A4128) were identified as a
barrier to achieving these aspirations. The vision
therefore aims to reconnect and enhance the town
centre, reducing road and traffic intrusion through
the removal or downgrading of these two sections of
highway. A good standard of access is to be
maintained through the provision of an alternative
A40 through route that avoids the divisive effects of
the road infrastructure to be removed or
downgraded.
5.1.6 Following on from the work by David Lock
Associates, we included a policy within our
submission Core Strategy DPD (April 2006) which
identified High Wycombe Town Centre as a key area
of change and set out our vision for the town centre
as reflected in the town centre masterplan.
5.1.7 The Inspector’s report on the Core Strategy
found that re-routing the combined A40/A4128 an
‘entirely supportable objective’(60) but that ‘the
evidence base does not yet confirm that satisfactory
re-routing of this heavily used and important A-road
can be achieved within that or any other timescale,
or even at all’(61). The Inspector also wished to see a
“clear mechanism for implementation”.
5.1.8 In conclusion the Inspector recommended
the deletion of the proposals for the town centre
[Policy 6(1), Figure 4.3 and paragraphs 4.28 to 4.31]
leaving the Council with the option of bringing
forward ‘a separate, more convincingly founded town
centre strategy – one capable of dealing with the
divisive effects of the elevated road while also
demonstrating its soundness.’(62)

Developing our thinking
5.1.9 Following on from the publication of the
Inspector’s Report, we have been doing work to
demonstrate the deliverability of the masterplan and
the range of benefits that could flow from its
implementation.This has involved:
1. Developing the evidence base required to prove
its deliverability, including the impact of changes
on the road network, the cost of implementing
the changes and how these changes will be
funded
2. Looking further at the benefits to the town
centre that could be realised through the
implementation of the masterplan and how
these can all contribute to the creation of a
town centre that meets the aspirations set out
above
5.1.10 At the same time the economic climate
within which the town centre has been operating has
changed significantly and the town centre has been
adjusting to the opening of the Eden development.
We have undertaken further work to respond to this
in the core of the town centre.
Our Vision for the Town Centre
5.1.11 Following on from the completion of the
work outlined above, we have developed the vision
for the town centre, which aims to
1. Reflect the aspirations and vision as set out by
David Lock Associates and which were widely
supported during the earlier stages of
consultation on the WDF
2. Reflect the development of our thinking
3. Delivers the strategic objectives set out in the
Core Strategy and South East Plan

(60) Inspectors Report on the Examination of the Wycombe Core Strategy DPD (May 2008, The Planning Inspectorate);
paragraph 3.20

(61) Ibid. Paragraph 3.21
(62) Ibid. Paragraph 3.26
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5.1.12 Our new vision for the Town Centre is set out in Policy HWTC1 and Fig 5.2.
Policy HWTC1 High Wycombe Town Centre Vision
“In 2026 High Wycombe town centre will be a uniquely appealing destination with a thriving economic
centre, and a high quality public environment, which emphasises the natural environmental, historic and
cultural assets of the town.The town centre will be a place where people choose to live, work and visit,
with a variety of uses that include a good retail offer, high quality office accommodation and cultural and
educational opportunities centred around the Swan theatre and Bucks New University campus.
The town centre will be well connected and accessible both by road and by public transport to a range of
destinations including the Thames Valley; through traffic will be accommodated on a new A40 route,
allowing the full integration of the historic and expanded town centres. New high quality public open
spaces will connect key areas together, including opportunities to enjoy the River Wye and with direct and
attractive linkages for pedestrians and cyclists.”

5.1.13 Figure 5.1 sets out the existing town centre layout with Abbey Way Flyover passing through the centre
of the town. Figure 5.2 sets out what our vision for High Wycombe town centre in 2026 could look like;Abbey
Way flyover is removed, a new alternative route for the A40 is provided and key public open spaces are opened
up allowing for the integration of historic and expanded town centres.
5.1.14 Figures 5.3, 5.4 and 5.5 give an artist’s impressions of what these new public open spaces could look like.
Fig 5.1
Existing High Wycombe Town Centre Layout

Bus Station

Eden Shopping Centre
Railway Station

Swan Theatre

Key:
Shared space with limited
vehicle movement
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Fig 5.2
Extracts From Our Vision For High Wycombe Town Centre in 2026
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Fig 5.3 Artists Impression of new
public space at the Oxford Road
roundabout, including water feature
representative of the historic location
of the river

Fig 5.4 Artists Impression of public
space created outside the Swan
Theatre and BNU

Fig 5.5 Artists Impression of new
public space created with the
removal of Abbey Way Flyover

Key Questions
Q22. Do you agree with our vision for the town centre as set out in HWTC1 and Fig 5.2?
Q23. Does it meet with your aspirations for the town centre? If not, what suggestions /
changes would you make?
Q24. What kind of place would you like the town centre to be in 2026?

Delivery & Site Allocations Update Consultation - June 2009

59

5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
5.1.15 Through the implementation of changes to
the town centre road network, new areas of the
town centre will be opened up in a way that creates
opportunities for high quality development
complemented by high quality public open spaces
which will contribute towards the achievement of
our vision.
5.1.16 Four sites have been identified as having
particular potential for improvement and to
contribute to our overall vision for the town centre.
They are also key gateway sites to the town centre.
They are:
• MU15 Swan frontage (including land at Abbey
Way Gyratory realised through changes to the
road network)
• MU24 Octagon Parade (including land at Abbey
Way Flyover (western end) and Oxford Road
Roundabout)

• MU9 Dovecot Remainder/ Archway (including
land to the east of Archway realised through
changes to the road network)
• RES56 Suffield Road
5.1.17 In addition the railway station is an existing
key gateway site to the town centre and is critical to
the image of the town.
5.1.18 Proposals for these areas are shown within
the individual site policies below.
5.1.19 Policy HWTC2 sets down key principles for
delivering the town centre vision from which more
detailed delivery policies and site specific policies
flow.

Policy HWTC2 Principles for Delivering the Vision
All development within the town centre should contribute towards delivering the town centre vision set out
in Policy HWTC1 through the application of the following principles:
1. Focus – Make the town centre the focus of retail activity and other town centre uses including leisure,
office, hotels and arts/entertainment through mixed use development, incorporating as appropriate
residential development
2. Economic success – Continue to develop and promote the town centre as a successful economic centre,
developing High Wycombe’s role as a Regional Hub and Sub Regional Town Centre within the South East,
including through:
• an increased role for the town centre as a location for quality office development
• a responsive and proactive approach to maintaining the vitality and viability of the retail core
• ensuring that opportunities for investment in appropriate town centre uses are provided for, including at
important town centre sites:
- MU9 Dovecot Remainder / Archway (including land at Abbey Way Gyratory realised through changes
to the road network)
- MU15 Swan Frontage (including land to the east of Archway realised through changes to the road
network)
- MU24 Octagon Parade (including land at Abbey Way Flyover (western end) and Oxford Road
Roundabout)
- RES56 Suffield Road
3. Integrated Transport – Secure changes to the transport network, that assist in creating:
• an alternative A40 through route, and managing traffic effectively so as to facilitate good access whilst
reducing the impact of roads and traffic on those approaching or using the town centre,
• bus priority routes where necessary to achieve high levels of accessibility to the town centre, and high
quality public transport interchange facilities at the railway station and bus station
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Policy HWTC2 Principles for Delivering the Vision (continued)
4. Connectivity – Create a connected town centre, integrating the railway station and historic town centre
with the Eden development and surrounding areas, by creating a network of direct, attractive and
convenient at-grade routes for pedestrians and cyclists within a high quality public realm
5. Environment – Realise opportunities to enhance the environment and public realm within the town
centre including:
• opening up of the River Wye and Hughenden Stream, creating high quality river corridors and features
that form part of a linked network of urban open spaces within the town centre
• creation of high quality public open spaces at key gateway sites to the town centre through the use of
buildings and landscape, including at:
o MU15 Swan Frontage (including land at Abbey Way Gyratory realised through changes to the road
network)
o MU24 Octagon Parade (including land at Abbey Way Flyover (western end) and Oxford Road
Roundabout)
• taking opportunities to create new streetscape that reflects the proposed new arrangement of town
centre roads and contributes to their implementation
6. Long-term vision – Ensure that any development in the short-term does not prejudice the
implementation, and where appropriate supports, the long-term vision for the town centre.

Key Questions
Q24. Do you agree with the principles for delivering our vision, as set out in policy HWTC2?
The Evidence Base

What were the other options considered?

5.1.20 In order to demonstrate that our vision for
the town centre is deliverable, in relation to the
structural changes in the town centre, we have
looked at the following key areas:

5.1.23
Our preferred option for the
implementation of the town centre vision is set out
in Policies HWTC2, HWTC3 and HWTC4 below.
These policies reflect the full implementation of the
vision up to 2026.

• The benefits that could be realised through
implementing the masterplan
• The impact of the proposed highway changes on
the local and strategic highway network and
traffic movements
• The costs of implementing major infrastructure
changes within the town centre
• The phasing of the delivery of infrastructure
• Potential funding mechanisms
5.1.21 You can read further about this work in the
background papers which accompany this document(63).
5.1.22 In addition, we have undertaken updated
retail capacity assessments, reviewed vacancy levels
in the town centre, and updated our approach to the
provision of quality office accommodation.

5.1.24 Various options for implementation of the
masterplan have been considered.These include:
1. A limited reduction of Abbey Way Flyover to
single carriageway or bus only route (remains
elevated)
2. The creation of an alternative A40 route through
the Gas Works site but with the retention of
Abbey Way Flyover
3. The retention of Abbey Way Gyratory
4. Alternative traffic management options in Bridge
Street/Desborough Road/Westbourne Street
area and in Queen Victoria Road/Easton Street
area

(63) Delivering the Town Centre Masterplan (WDC, 2009); Wycombe Transport Model: Town Centre Masterplan Tests
(Halcrow; March 2009);Wycombe Transport Model:Town Centre Masterplan Note (BCC; March 2009)
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5.1.25 However the alternative options considered
(1, 2 and 3) do not allow for the full range of benefits
to be achieved though they would nonetheless
involve substantial costs.The retention of Abbey Way
flyover, even in a reduced state, does not allow for
the creation of new public open spaces at Oxford
Road roundabout and Abbey Way gyratory or for
improved connectivity between the historic centre
and the Eden development. Option 4 included
several variations that were investigated as having
potential benefits, e.g. for traffic flow. These were

typically quite minor variations centred on different
traffic management options. One more significant
change considered was the removal of Archway.
These other options imposed significantly higher
movement costs on traffic for limited overall benefit
and hence have not been pursued.
5.1.26 The retail frontages section explains the
other options that have been considered to support
the vitality and viability of the retail core.

Policy HWTC3 Delivering the Town Centre Vision in Detail
Delivery of the town centre vision will require
(a) Town Centre Site Allocations
Development sites within the town centre as defined on Map 1 High Wycombe Town Centre in Appendix 6
are required to contribute towards the delivery of the town centre vision, either
(a) directly through the provision of infrastructure and/or
(b) indirectly through the developer contributions regime
as well as through the particular mix of land uses and activity that they provide.
A number of sites are specifically identified for development within the town centre, including sites realised
through changes to the highway network.These are identified on Map 1 High Wycombe Town Centre and,
where appropriate, site specific policies are set out.
Eastern town centre
• MU12 High Wycombe Railway Station
• MU23 Duke Street Car Park
• PBA12 Council Offices and Royal Mail Sorting Office
• PBA10 Easton Street
Central/Southern Town Centre
• MU9 Dovecot Remainder and Archway (including land to the east of Archway realised through changes to the road
network)
• MU11 Lily’s Walk Gas Works
• MU15 Swan Frontage (including land at Abbey Way Gyratory realised through changes to the road network)
• MU24 Octagon Parade (including land at Abbey Way Flyover (western end) and Oxford Road Roundabout)
• MU27 The Chiltern’s Centre
• MU31 Wycombe General Hospital
• RES56 Suffield Road
Western Town Centre
•
•
•
•
•
•
•

MU6 Baker Street
MU8 Corner of Bridge Street/Desborough Road
MU14 West End Road/Desborough Road
MU22 Desborough Road Car Park
MU26 Bridge Street
GBA16 Central Park Business Centre
GBA30 Rapid House/Bellfield House

62

Delivery & Site Allocations Update Consultation - June 2009

5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
Policy HWTC3 Delivering the Town Centre Vision in Detail (continued)
(b)

Transport Proposals

i. Changes to the Highway Network and Road Protection Lines
The following changes to the highway network and designation of road protection lines are required:

Changes to Highway Network

Road Protection Line and/or Junction
Improvements Designated

1. Downgrading of Archway to an at-grade single
carriageway
2. Provision of carriageway between Sainsburys
entrance and Archway and introduction of
gyratory system at Bellfield Road / Oxford
Road / Archway / Parker Knoll Way



3. Provision of a link road between Westbourne
Street and Oxford Road/ West Wycombe Road
and introduction of traffic management
measures



4. Provision of a link road between Queen
Alexandra Road and Desborough Road



(Existing road protection line)

5. Widening of Desborough Road (between Bridge
Street and the new Gas Works link road) and
Queen Alexandra Road (between the new Gas (Existing road protection line at Desborough Road)
Works link road and Abbey Way gyratory)



6. Re-configuration of Abbey Way Gyratory
including the removal of the link between
Queen Alexandra Road and Abbey Way



7. Removal of Abbey Way flyover and provision
of an at-grade bus only/local access only link
between Lily’s Walk and the north of Abbey
Way gyratory



8. Traffic management changes to the junction of
Queen Victoria Road/ Crendon Street/ Easton
Street and the High Street, including Easton
Street and Queen Victoria Road being made
two-way



These proposals are shown on Map 1 High Wycombe Town Centre in Appendix 6.
Any development within the town centre must ensure that it does not prejudice the implementation of
these highway network changes.
ii. Public Transport
A new public transport interchange will be provided at the railway station, and linkages between the
railway station, bus station and proposed regional coachway will be developed and enhanced.
Options are being considered for the optimal routing of buses serving the east of the town through the
town centre (see paragraphs 5.1.27 and 5.1.28).
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Policy HWTC3 Delivering the Town Centre Vision in Detail (continued)
(c) Open Space/Walking and Cycling
High quality public open spaces will be created at the key gateway sites within the town centre, as
shown on Map 1 High Wycombe Town Centre in Appendix 6.
Public open spaces will be created at:
• MU15 Swan Frontage (including land at Abbey Way Gyratory realised through changes to the
road network)
• MU24 Octagon Parade (including land at Abbey Way Flyover (western end) and Oxford Road
Roundabout)
In order to achieve a high quality public realm the open spaces should achieve the following:
1. Connectivity – contribute towards the creation of a connected town centre by creating spaces which are
located on key pedestrian routes within the town centre and which offer a space where people can pass
through or meet
2. Opening up of the river – the open spaces should incorporate the River Wye into their design, opening it up
where this is practicable, reflecting the town’s natural environment and utilising its assets for the creation of
a better environment
3. An Active Place – any ground floor uses fronting onto the open space must maintain an active frontage suitable
for location onto a public space e.g. retail, cafes and restaurants.
(d) New retail / frontages policies
A new and responsive approach to the protection and enhancement of the key retail frontages in
the town centre is proposed – see Policy HWTC5
(e) New focus for town centre office development
A range of sites for new or enhanced quality office accommodation are identified in the site specific
policies, with a focus on the key gateways into the town centre.
5.1.27 As noted above we are still investigating the
best option for the routing of buses serving the east
of the town in the restructured town centre. The
two key principles underpinning this are:
1. Linkage between the bus station, railway station
and proposed regional coachway at Handy Cross
that provides reliable and attractive journey
times
2. Routing in the town centre that is convenient for
potential passengers whilst minimising the impact
on pedestrians in the town centre

5.1.28 There are two potential options, which are
illustrated in Fig. 5.6 and 5.7 on which we would like
your views:
Option 1 – use of the current route between the
bus station and railway station, utilising two way flow
through Church Street (outside the Chiltern’s
Shopping Centre).
Option 2 – use of the route in option 1 for west
bound buses only, and a route involving Desborough
Road, Lily’s Walk, and using a new local access road
to link with Queen Victoria Road and the station.
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Fig 5.6
Option 1. Existing Bus Routing for Buses Serving Eastern Town Centre
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Fig 5.7
Option 2. One-Way Bus Loop for Buses Serving Eastern Town Centre
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Key Questions
Q25.Which of the two options for bus routes in the town centre do you support?
Q26.Are there any other options for bus routing in the town centre which are compatible with
our vision for the town centre and the principles outlined above, which we should consider?
Policy HWTC4 Funding the Town Centre Vision
All sites identified for development within the town centre are required to contribute towards the delivery
of the town centre vision, either through financial contributions as set out within the Developer
Contributions SPD or through the direct provision of infrastructure on site, or a combination of the two.
All contributions from these sites towards Transport, Open Space and Environmental Improvements will be
put towards delivering the town centre vision.
The four sites listed below will be realised for development through the implementation of changes to the
highway network.Therefore their financial contribution to the implementation of the town centre vision will
be expected to reflect this and an enhanced financial contribution which represents the uplift in land value
after changes to the highway network are implemented will be expected.
The four sites are:
1. MU9 Dovecot Remainder / Archway (including land to the east of Archway realised through changes to
the road network)
2. MU15 Swan Frontage (including land at Abbey Way Gyratory realised through changes to the road
network)
3. MU24 Octagon Parade (including land at Abbey Way Flyover (western end) and Oxford Road
Roundabout)
4. RES56 Suffield Road
As a central part of the Transport Strategy for High Wycombe, a proportion of developer contributions from
developments across the town will be put towards the implementation of the town centre road proposals.
Where infrastructure is expected to be provided on site, this is set out within site specific policies.

5.1.29 Work has been undertaken to identify the
costs of implementing our vision for the town centre
and possible funding sources, including developer
contributions and receipts from increased land values
of sites realised for development through the
implementation of changes to the road network(64).
5.1.30 The costs of implementing such extensive
changes within the town centre are large and go
beyond simply making changes to the road network.
Wycombe District Council and Buckinghamshire
County Council are investigating a range of funding
opportunities and mechanisms.These include:
• Expansion of the geographical area for developer
contributions to contribute towards the delivery
of the masterplan
• Local Transport Plan funding
(64) See Delivering the Town Centre Masterplan (WDC, 2009)

• Capital Budget allocations
• Major Transport Scheme funding (Department
for Transport)
• Heritage Lottery Funding
• Partnership working with developers and
government bodies
When will the Town Centre Vision be
delivered?
5.1.31 The vision is a long term vision. It is expected
that it will take until at least 2026 to deliver the
vision. However the delivery needs to start now and
there are some opportunities to do that. Table 11
below provides a summary of the indicative timing of
the main elements required to deliver the vision. A
further indication of the timing of individual sites is
set out in the site specific policies.
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Table 11 Indicative Timing of Key Elements of the Town Centre Vision
Timing

Key Elements to be Delivered

2008

Eden shopping centre opened

2009-14

Completion of key town centre developments – BNU, Sainsbury’s
Creation of an alternative route to A40 and local traffic management changes
More flexible and responsive approach to town centre retail frontages

2015-2020

Marlow Hill Gyratory reclaimed to create green public open space
Removal of Abbey Way elevated section and related realisation of development and
civic and public spaces
Town Centre office developments start to come forward, including at the Swan
Frontage
A number of other key town centre sites redeveloped

2021-26

Downgrading of Archway to single carriageway and removal of Oxford Road
roundabout
Creation of urban public space at Oxford Road roundabout and re-opening of the
River Wye
Development at Archway and Oxford Road roundabout begins

A RESPONSIVE APPROACH TO THE
RETAIL CORE IN HIGH WYCOMBE TOWN
CENTRE
5.1.32 The local and regional policy context mean
that High Wycombe town centre is the main
comparison shopping destination and the main
location for major retail developments, serving the
whole of the District.
5.1.33 Given the proportion of empty shops in the
town (see Table 9 in the Town Centres and Retail
section), the Council recognises that there is an
urgent need to assist in the regeneration of sectors
of the town centre which have seen an increase in
the vacancy rate in recent months. Certain parts of
the town centre have experienced this increase
more severely than others, due to a number of
factors including the downturn in the economy, the
consolidation of the banking sector, nationwide
company closures and, to a certain extent, the impact
of the Eden centre.
5.1.34 Using the vehicle of the Delivery and Site
Allocations DPD, the Council has the opportunity to
re-evaluate its town centre and shopping frontage

policies and assess whether a different approach to
these can help ease the situation for businesses in
the town centre, whilst still providing a long term
basis for making planning decisions. However it is
clear that there is no single mechanism for alleviating
this problem, and that alterations to frontage policies
are not the only solution. A package of measures is
required, and the Council is also keen to explore
innovative mechanisms for regenerating the town
centre and will bring forward such mechanisms
where it can do so.
5.1.35 Figure 5.8 illustrates the potential role of key
areas of the town centre from a retail and wider land
use perspective. It highlights the core retail heart of
the town centre but also areas where more flexibility
are required to respond to the changing
circumstances highlighted above. In addition, there is
a key role for more peripheral town centre, gateway
locations in providing high quality office
accommodation to increase the number of people
working in the most accessible part of the District,
whilst helping to improve the stock of quality office
accommodation which the District is short of.
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Fig. 5.8 High Wycombe Town Centre - Potential Future Retail and Land Uses

Retail Frontages Policies
5.1.36 With regard to retail frontage policies, it is
important that areas which are continuing – or
should continue – to function as retail cores remain
so, in order to maintain the attractiveness of the
town centre for shoppers - and therefore a good
degree of protection should be maintained.
5.1.37 It is also important that uses which are not
appropriate to certain parts of the town centre, such
as financial and professional services and amusement
arcades, are not permitted in such areas.
5.1.38 Following an analysis of the town centre and
its constituent sectors, three options for frontage
policies in High Wycombe town centre were
considered:
Option1
• A continuation of the town centre and
frontage policies proposed in the Site Allocations
Preferred Options DPD

Option 2
• A very fine-grained approach to the various
parts of the town centre, accompanied by a
series of new policies, following an analysis of the
functions, roles and opportunities of each sector
– different policies to apply to all these different
parts of the town centre.
Option 3
• A hybrid of the two, whereby primary and
secondary frontages are retained but with
targets for the proportion of retail uses which
vary in different parts of the primary shopping
frontage zone, and where a more flexible
planning approach is proposed for key target
areas.
5.1.39 Option 3 is considered to be the most
deliverable and proportionate, and therefore this is
the approach outlined in the policies overleaf.
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Table 12 Explanation of Land Use Classes
Use Class

Explanation

A1

Shops (including hairdressers, travel agents and sandwich bars)

A2

Financial and professional services (including banks, building societies and betting
shops)

A3

Restaurants and cafes (including snack bars)

A4

Drinking establishments (including public houses and wine bars but not night clubs)

A5

Hot food takeaways

B1

B1(a) Offices, not within A2
B1(b) Research and development, studios, laboratories, high technology
B3(c) Light industry

D1

Non-Residential Institutions (including health centres, art galleries, museums and
libraries)

D2

Assembly and leisure (including cinemas)

Sui Generis

Other unclassified uses (including night clubs and amusement arcades)

Policy HWTC5 Primary Shopping Frontage Zones: High Wycombe
For the Primary Shopping Frontage Zones in High Wycombe, the Council will accept changes
of use class away from class A1 to other uses as specified below, where the result would be no
less than the following percentages of ground floor frontage length being in A1 use in the
following areas:
• High Street western section – 50%. Changes to other A uses.
• Eden (Octagon Centre – ground floor) – 80%. Changes to A3 use only. NB Upper floor
remains within the Secondary Shopping Frontage Zone.
• Eden (new sector) – 80%. Changes to A3 use only. NB Upper floor becomes part of
Secondary Shopping Frontage Zone.
• Oxford Road (North) – no loss of A1 frontage length except for uses where a beneficial
effect on vitality and viability can be demonstrated.
The Chilterns Shopping Centre is removed from the Primary Shopping Frontage Zone and is
the subject of a site-specific policy (see Policy MU26). However until such time as that policy is
implemented, the following interim approach is suggested:
• Changes from A1 to A3 or D1 will be accepted within the shopping centre itself as long as
they maintain an active frontage. Proposed changes from A1 to other uses on the exterior
frontage of the site (north side of Queen Square and east side of Frogmoor) will be
accepted as long as they retain an active frontage.
For other boundary changes see Policy B5.
The relevant frontage lengths are defined on Map 14 High Wycombe Shopping Frontages.

Delivery & Site Allocations Update Consultation - June 2009

69

5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
Policy HWTC6: Secondary Shopping Frontage Zones: High Wycombe
The following areas are added to the Secondary Shopping Frontage Zones in High Wycombe (and
therefore taken out of the Primary Shopping Frontage Zones):
• Collins House
• North side of Oxford St
Within the Secondary Shopping Frontage Zones in High Wycombe, the Council will:
• Only allow development which results in no net loss of frontage lengths in Class A use; and
• Retains an active shop frontage.
• Exceptionally to this approach, where the development is for the provision of Community
Facilities and which retains an active shop frontage.
Policy HWTC7 Special Retail Policy Zones
Within the area bounded by White Hart Street (both sides), Church Street (southern and western
sides), Queen Square (eastern and western sides) as defined on Map 14 High Wycombe Shopping
Frontages, the Council will create a Local Development Order extending permitted development
rights for changes of use for ground floor premises to a wide range of uses (all retaining an active
ground floor frontage but excluding sui generis uses).
At this stage it is anticipated that this Local Development Order will be revoked after a time period
of 2/3 years from its adoption, although we will keep this intention under review. If/when it is to be
revoked, following a set period, it is proposed that the area would revert to EITHER
• Primary Shopping Frontage Zone, with a target percentage for A1 uses to be stipulated in the
next appropriate Local Development Document which follows that time OR
• Secondary Shopping Frontage Zone.
The Council is carrying out informal consultation on this proposal now and will prepare the draft
Order and Statement of Reasons for consultation following this. It is intended that these later
documents will define the detailed boundary of the Local Development Order.
The Council will also support other measures to regenerate this area (and other areas of the old
town centre), including:
• The Tidying Up the Town initiative
• The Recycling Vacant Retail Units Fund Initiative
• Extending the Evening Economy
• Town Centre Management
• Improving pedestrian legibility and permeability
5.1.40 The policies set out above involve a change
in approach to measuring and controlling town
centre uses in the retail frontages– a change from
assessing on the basis of units to frontage length.This
is to reflect the fact that is the effect of the shop
frontage presented to the street which has a key
impact on overall character, diversity and vitality.

Hence the preferred option that the indicative
minimum percentage threshold for shop uses (and
conversely the maximum for non- shop uses) is
proposed to be calculated on the basis of measured
length of ground floor frontage, rather than any
measure of internal retail floor space.
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Primary Shopping Frontages
5.1.41 The different ‘target proportions’ for frontage length in the primary shopping frontages for retention as
A1 are set out in Policy HWTC5. They are based on an analysis of the current position and potential role of
different sectors of the town centre, as explained below. Map 14 illustrates the extent of the primary shopping
frontage zones – the different frontages within this zone are illustrated by different colours.The frontage lengths
as outlined below are based on actual lengths of active frontage, and these are the lengths which will be used
to implement the policy.
Table 13 High Wycombe Town Centre - Frontage Lengths Analysis of Primary Shopping Frontage Area
(as of January 2009)
Total
Frontage
Length
(m)

Percentage
A1 (%)

Vacant
frontage
length (m)

Percentage
vacant (%)

High Street

314

53

39.1

12.5

39.1

100

Eden (Octagon)

557.5

94

145.7

26.1

145.7

100

Eden (new)

689.3

80

168.4

24.4

122.9

73

450

91.5

139.5

31

127.9

91.7

60.3

31.5

0

0

0

0

Sector

Chilterns
Shopping
Centre/Frogmoor
East
Oxford Road
(North side)

Proposed Target A1 Rates for Different
Sectors of the Primary Shopping Frontage
High Street (West):A1 Frontage Minimum: 50%
5.1.42 The High Street currently contains just over
50% of non-shop uses, partly reflecting its existing
high proportion of uses such as banks and building
societies and pubs before planning frontage rules
were introduced. However, A1 uses continue to be
the predominant part of the offer in the High Street,
and the proportion of vacant frontage lengths is
currently reasonably low. Therefore a target
minimum proportion of A1 uses has been outlined
here which aims to retain degree of flexibility whilst
maintaining A1 as the main use in the High Street.
5.1.43 This reflects the risk that any decrease in the
percentage of A1 uses below 50%, in combination
with the more flexible policy approach being applied
to the Island area, could risk harming the vitality and

Vacant
frontage
A1 (m)

Percentage
of vacant
A1 (%)

viability of this part of the town centre.The ability to
change to any other A uses, so long as the A1
proportion remains no less than 50%, reflects the
pre-existing diversity of uses on the High Street.
Eden (Octagon): A1 Frontage Minimum: 80%;
Any non-A1 to be A3
5.1.44 The A1 proportion in the Octagon Centre
(ground floor) is currently 94% A1 but there is a high
level of vacant frontages (26%), all of which are A1 in
terms of their permitted most recent use. The
Council considers that there is potential for some of
the units to become food court-type operations.
Therefore the policy option is that up to 20% of the
frontages could change to A3. Other A uses would be
inappropriate in a covered mall such as this. The
upper floor of the Octagon Centre would remain in
the secondary shopping frontage.
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Eden (new): A1 Frontage Minimum: 80%
5.1.45 The A1 proportion in the new sections of the
Eden centre is currently 80% A1 with 24% vacant
frontages. However Eden is a successful retail and
leisure destination which is performing well in the
current economic climate. There is therefore no
change required from currently permitted uses. For
non-A1 uses, A3 is deemed to be appropriate for
ground floor frontages.

seeking views on the proposal to create a Local
Development Order (65) freeing up planning policy in
this zone.
Key Questions
Q27. Do you agree with our approach to
measuring uses by frontage length rather
than unit size?
Q28. Do you agree with our approach of
making the policy more flexible whilst
targeting a minimum proportion of retail
(A1) uses to be retained? If so, do you agree
with the percentages proposed for each
different sector?

Chilterns Shopping Centre / Frogmoor
5.1.46 To encourage a comprehensive and
redevelopment or reconfiguration of the centre, a
site specific policy (MU27) is proposed for this site
and an interim approach set out above regarding
proposals for change of use in the meantime.This is
required due to the high number of vacant frontages
here. However the Chilterns Shopping Centre as an
indoor mall would be inappropriate for certain uses,
such as A2 and A4 or A5. A more flexible approach
can be taken on the exterior of the site, i.e. Queen
Square (northern side) and Frogmoor, where there is
already a preponderance of non-A1 uses.
Oxford Road North: no loss of A1 frontage
except for uses where a beneficial effect on
vitality and viability can be demonstrated.
5.1.47 Currently there are no vacant frontages on
this strip and therefore it is not seen as necessary to
adopt a more flexible approach. This will help
increase footfall between the new Sainsburys (when
it opens) and the old part of the town centre.

Q29. Do you agree with our plan to create a
Local Development Order for the central
core of the town? If so, how long do you
think it should last for and what should it
revert to after this?
High Wycombe Town Centre: Site Specific
Policies
5.1.49 There are a number of site specific policies
for the town centre. These are grouped by
geographical area as follows:
•
•
•

Eastern Town Centre
Central and Southern Town Centre
Western Town Centre

Special Retail Policy Zone
5.1.48 The area where the new Special Retail Policy
Zone approach would apply is a critical area in terms
of location, being situated in the historic core of the
town centre in between the High Street and the
Octagon Centre. It is also an area which has suffered
a particularly high rate of vacancy in recent months.
In view of its importance, WDC believes special
policy measures are required to assist in the
regeneration of this quarter, and this is why we are
(65) A Local Development Order is a mechanism which local authorities can use to allow for changes of use that would
otherwise require planning permission.Their use to aid town centre regeneration has recently been promoted in the CLG
document ‘Looking after our Town Centres’ (CLG, April 2009).
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EASTERN TOWN CENTRE SITES
Policy MU12 HIGH WYCOMBE RAILWAY STATION (2.5ha)
Allocate the site for a high quality multi-modal transport interchange with a complimentary mix of
supporting uses.
Land use summary:
• Integrated transport interchange
• Limited retail/restaurant uses on the western part of the site.
• Very limited residential only permissible if required to produce a coherent design solution for the
site.
Indicative quantums:
• 500-space multi-storey car park
• 1,500m2 A class uses in listed building
Key development requirements:
• Safe and easy transfer between rail, bus, car, taxi and cycle travel modes including provision for
buses to turn within the site.
• It should also provide a pedestrian friendly environment and footpath and cycleway access points
in all directions and improvements to Birdcage Walk (footways and cycleway), including frontage
development onto this street.
• Additional car parking for future rail users and to meet the operational needs of the new
development.
• Retention of listed building on the site
• Creation of quality public space on site
• Development not to have detrimental effect on valley-side location
• Provision of public art reflecting railway history
5.1.50 High Wycombe Railway Station forms the
northeastern-most edge of the town centre and is
served by frequent trains to and from London
Marylebone, as well as trains serving a range of other
destinations such as Birmingham, Banbury,
Leamington Spa and Aylesbury. Chiltern Railways is
the sole train operating company which serves the
station. The station is many people’s main point of
arrival into the town, yet fails to create a good first
impression to High Wycombe. Moreover, the
approach road to the station is confusing with
pedestrians and drivers alike unsure as to who has
priority.
5.1.51 The site also fails to take advantage of the
opportunity for a quality, high density development
at a main public transport destination.Therefore the
chief objective for this site is refurbishment and

redevelopment of the area to provide a high quality
public transport interchange with a turning area for
buses and an appropriarte level of car parking for
train users.
5.1.52 Supporting town centre uses will help add
footfall and therefore vibrancy to this part of the
town centre. The building adjacent to the railway
station is in light industrial use (currently a tyre
store) but was the original part of the station when
it was operated by the Great Western Railway in the
19th century. This building was designed by Brunel
and constructed in 1854 and, due to its historic
interest, it is Grade II listed. It currently has a rather
drab appearance and is under-utilised. The retention
of the bulk of this – together with its refurbishment
- is preferred in any redevelopment scheme
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What were the other options considered?
5.1.53 Retention of the status quo on site would
mean that the site did not achieve its potential as a
gateway entrance to the town. A higher quantum of
development on the site would also have affected the
potential of the site to create a good quality gateway.

Delivery
• Timing of delivery: 2014-19. This development
could be carried out in tandem with the railway
station redevelopment
• Delivery mechanism:Wycombe District Council,
private developer
Policy PBA10 EASTON STREET

Delivery
• Anticipated timing of development from 2011.
Redevelopment will be expected to deliver the
transport interchange at the beginning of the
development.
• Delivery mechanism: Network Rail and
Deutsche Bahn AG (owners of Chiltern
Railways)
Policy MU23 DUKE STREET CAR PARK
(0.68ha)
Allocate this site for residential and office
use with some level of car parking retained.
Key land use mix:
• Residential or Offices
• Car park
Key development requirements:
• Levels of car parking provision required
dependant on appropriate provision of
car parking for rail users on MU12 High
Wycombe Railway Station site, and on
local demand.
• Minimise visual impact due to valley-side
location.
5.1.54 This site is immediately adjacent to the
railway station and the rear exit from the station
(from Platform 3) opens out onto this site. It is also
next to Sword House, an 8-storey office block
occupied by Wilkinson Sword and other companies;
and near to the Totteridge Road local shopping
precinct. The site is currently occupied by a surface
car park and thus fails to maximise the use of the
space immediately next to the railway station. A
higher density development could see the creation
of flats or offices with continued provision of car
parking to serve rail users and local demand. This
would be a more efficient use of land in this
intrinsically sustainable location.

Allocate this site as Prime Business Area
Redevelopment proposals for this site
should be primarily for B1 uses.
Redevelopment proposals that include
other ancillary town centre uses should be
part of a comprehensive redevelopment of
the area, and secure active ground floor
frontage onto Easton Street.
Any development on this site must also:
• Respect the setting of the scheduled
ancient monument (site of the hospital
of St. John the Baptist) on the south east
boundary of the site
• Provide high quality pedestrian links
from and through the site to the railway
station
5.1.55 This area is ideally located for office
development given its proximity to the railway
station but is currently in need of regeneration.
Redevelopment should make the most of its key
location to secure new quality office accommodation
as part of improving the office “offer” in the town
centre.
5.1.56 Some ancillary town centre uses may be
appropriate, particularly where they assist in securing
active ground floor frontage onto Easton Street, and
form part of a comprehensive redevelopment of the
area, and assist in providing a coherent design
solution for the area.
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What were the other options considered?
5.1.57 The February 2007 Preferred Options
document also considered a primarily office-led
redevelopment of this site. The main alternative
option is a broader mixed-use policy for this are.This
however would not make the most of its locational
advantages for office development.
Delivery:
• Anticipated timing of development: 2019-2026
Policy PBA12 COUNCIL OFFICES and
ROYAL MAIL SORTING OFFICE (1.47ha)
Allocate this site as a Prime Business Area.
Redevelopment proposals for this site
should be primarily for B1 uses.
Redevelopment proposals that include
other ancillary town centre uses such as
retail or leisure will be acceptable only if
they are on the ground floor and are part of
a comprehensive redevelopment of the site.
5.1.58 These two sites were identified as separate
sites in the 2007 consultation document, the Council
Offices as a general business area and the Post Office
as a mixed use site.They are in a prime location for
offices in the town centre and in the long term there
is potential for the sites to be redeveloped together
as part of the ongoing regeneration of the town
centre.
5.1.59 The general business area allocation is not
appropriate for the Council Offices site and as such
it should rather be allocated as a Prime Business
Area. However, there is scope to introduce an
element of flexibility given the location of the site in
the town centre and close proximity to the Swan
Frontage site. This flexibility would allow for the
possibility to incorporate some other town centre
uses on the ground floor of any redevelopment
especially fronting onto Queen Victoria Road.
What were the other options considered?
5.1.60 The sites could be left separate but this
would not deliver a comprehensive development
solution for this important site. We could identify
this site as a mixed use site but there could be a risk
that we would lose a key office location in the town
centre. The site could be incorporated with the

adjacent Hyundai offices but this would introduce
difficult land assembly issues which would prevent a
comprehensive scheme coming forward.
Delivery:
• Anticipated timing of the development 2019 –
2026
CENTRAL AND
CENTRE SITES

SOUTHERN

TOWN

Policy MU9 DOVECOT
REMAINDER/ARCHWAY (including land to
the east of Archway realised through
changes to the road network) (0.9ha)
Allocate the site as a mixed use
development for a mix of retail, residential,
office and hotel uses
The development should provide the
following:
• Contribute towards delivering the
objectives and actions identified in Policy
HWTC1, HWTC2, HWTC3 and
HWTC4.
• Contribution towards and allowing for
the provision of a new road linking
Bellfield Road and Archway
• Downgrading of Archway to create a
single carriageway road
• Active ground floor frontage
• Landscaping and design along Archway
in keeping with an urban streetscape

5.1.61 This site is located between the new
Sainsburys development and the railway line on the
site of the old store and car park. A key requirement
of this site is to allow for the provision of a new road
between Bellfield Road and Archway to contribute
towards the re-routing of traffic through the town
centre. Part of this development is also facilitated by
the downgrading of Archway to create a new street
with an active frontage which provides the
opportunity to create a more pedestrian friendly
route to the town centre. This also allows for the
creation of a developable area to the east of the
current highway (see Fig 5.9).
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Fig 5.9 MU9 Site Concept Diagram (indicative only)

Delivery
• Anticipated timing of the development 2014 –
2019
• Delivery mechanisms – private developer, RSL
and WDC
• Provision of Bellfield Road/Archway link and
downgrading of Archway should be undertaken
before the development commences.
• Funding – this site will be expected to make a
financial contribution (in addition to standard
developer
contributions)
towards
the
implementation of the town centre vision as set
out in Policy HWTC1 and HWTC4.
Policy MU11 LILY’S WALK (former Gas
Works site) (1.33ha)
The approach is that this site be allocated
for mixed use development.
Development of this site should include:
• large format retail,
• residential development above retail
units,
• provision for a new road linking Queen
Alexandra Road and Lily’s Walk,
associated widening of Lily’s
Walk/Desborough Road.

5.1.62 This site is a former gasworks site and is
located between the newly opened Eden Shopping
Centre and Bucks New University. It currently has
planning permission for retail and residential uses
and the Council is currently in discussions with the
developers regarding the implementation of this
consent.
5.1.63 This site has a key role to play in the delivery
of the vision for High Wycombe Town Centre as set
out in policy HWTC1. The provision of a new road
link through the site and associated road widening
are integral to the re-routing of traffic through the
town centre. Delivery of this link road or a
development that does not compromise the link
road being created is a pre-requisite for this site
being developed.
Delivery
• Anticipated timing of the development 2009 –
2014
• Delivery mechanism – private developer,
Wycombe District Council and Buckinghamshire
County Council
• Funding – this site will be expected to provide
either part of the new link road or make a
financial contribution towards delivery of the
road.
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Policy MU15 SWAN FRONTAGE (including land at Abbey Way Gyratory realised through
changes to the road network) (1.9ha)
Allocate the site for a mixed use predominantly office development with scope for other uses
including cultural/entertainment (including theatre), retail, hotel and residential.
Key development requirements:
• Contribute towards delivering the objectives and actions identified in Policy HWTC1,
HWTC2, HWTC3 and HWTC4
• Provision of additional car parking attached to Swan car park
• Contribution towards and allowing for the removal of the southern part of Abbey Way
flyover and the removal of part of the A40 immediately to the east of BNU.
• Satisfactory relocation of existing uses.
• A high quality landmark development.
• Creation of a new open space (as indicated on figure 5.10)
• Opening of the River Wye
• Improved connectivity between The Rye and the Abbey Way roundabout
• Figure 5.10 identifies the locations of the uses identified
• Development needs co-ordinating with the removal of the southern section of Abbey Way
and the upgrading of Lily’s Walk
• Development of this site should be undertaken comprehensively
5.1.64 MU15 is the area in front of the Swan
Theatre, and includes the Fire Station, Liberal Club,
Police Station, Royal British Legion) and southern
section of Abbey Way. The site is adjacent to the
landmark Bucks New University building and fronted
by the southern end of Abbey Way.
5.1.65 This is a key site that is a gateway to the
town centre from the South as well as being a key
component in delivering the vision for the Town
Centre set out in policy HWTC1. Located in front of
the site is a large green space currently isolated due
to being surrounded by roads on all sides.

5.1.66 Redevelopment of this area offers a unique
opportunity to make this space more accessible,
integrating it into the town centre as well as with the
adjacent University. Development in this area should
also contribute to enhancing the area around the
Swan Theatre, creating an environment around which
offers a quality visitor experience and befits the
Swan Theatre as a major arts destination.
Redevelopment of this site should be undertaken
comprehensively and designed in a way that shows
that High Wycombe town centre is a place to do
business.
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Fig. 5.10 MU15 Site Concept Diagram (indicative only)

Delivery
• Anticipated timing of the development 2014 – 2019
• Delivery mechanisms – private developer, RSL and WDC
• Funding – this site will be expected to make a financial contribution (in addition to standard developer
contributions) towards the implementation of the town centre vision as set out in Policy HWTC1 and
HWTC4.
Policy MU24 OCTAGON PARADE (including land at Abbey Way flyover (western end) and
Oxford Road roundabout) (1.3ha)
The preferred approach is to:
Allocate this site for a mixed use development including retail, office and hotel uses, leading to
the creation of a new public space linking the Eden Centre and the historic town centre.
• Contribute towards delivering the objectives and actions identified in Policy HWTC1,
HWTC2, HWTC3 and HWTC4.
• Provision of a high quality open space incorporating the following:
• either the re-opening of the River Wye or a feature representing the river
• new pedestrian access to the Eden centre from White Hart Street
• surface treatment that allows access to the car park and service areas of Eden
• appropriate landscaping
• contribution towards and allowing for the provision of new junction at Oxford Road and
Archway.
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5.1.67 This site occupies a key location between the new extension to the town centre and the existing
historic core.The removal of Abbey Way creates the possibility of creating a new open space, providing a better
quality and more direct link between the Eden development and the rest of the town centre. It also presents
an opportunity to regenerate an area that is a marginal location in terms of retail frontage and creates new
office floor space in the town centre (see Fig 5.11).
Fig. 5.11 MU24 Site Concept Diagram (indicative only)

Delivery
• Anticipated timing of the development 2019 – 2026
• Delivery mechanisms – private developer,Wycombe District Council, Buckinghamshire County Council
• Funding – this site will be expected to make a financial contribution (in addition to standard developer
contributions) towards the implementation of the town centre vision as set out in Policy HWTC1 and
HWTC4.
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Policy MU27 CHILTERNS SHOPPING CENTRE (1.1ha)
Allocate this site for mixed-use development with predominantly retail use.
Possible Land Uses:
• Predominantly retail
• Restaurants
• Pubs
• Hotel
• Commercial leisure
• Residential on upper floors
Key development requirements:
• Regeneration of Frogmoor open space
• Comprehensive scheme to refurbish the Chilterns Shopping Centre
• Retention of active frontages at ground floor level
• Proposals which prejudice comprehensive refurbishment and reconfiguration of Chilterns
Shopping Centre may be granted temporary planning permission only
• For such interim proposals, changes of use to A3 or D1 will be permitted for the interior of
the shopping centre. For units with en exterior frontage or outside the centre, proposed
changes from A1 to other uses will be accepted subject to the above bullet point
• Proposals to protect and enhance the Town Centre Conservation Area
• Retention of listed and locally-listed buildings
5.1.68 The Chilterns Shopping Centre, built in 1987,
was High Wycombe’s second shopping arcade (after
Octagon) and has, over the course of its lifetime,
been home to major stores such as Marks & Spencer
and C & A. Its location has meant that the units on
the western side of the mall have dual frontage into
the mall and onto Frogmoor.
5.1.69 Since the opening of Eden in March 2008,
some of the operators have relocated out of the
centre and into the new development.The incoming
Primark store has failed to compensate in terms of
maintaining footfall and, despite the continuing
presence of the Post Office and Wilkinsons, the
shopping centre feels tired, peripheral and failing.
Moreover, the offices above the ground floor have
been entirely vacant since 2003. The number of
vacant units has increased due to the opening of
Eden and the economic downturn, and this has
affected the quality of the environment in the
shopping centre and, due to the dual frontages, on
Frogmoor.

5.1.70 With the extended town centre in
operation, the Council now seeks views as to
whether it is still appropriate to maintain the
Chilterns Shopping Centre within the primary
shopping frontage zone. However it still believes that
A1 uses have an important role to play in this part of
the town centre.The Council is therefore consulting
on a proposed mixed-use allocation, which would
provide flexibility for a range of uses (mostly A uses)
within a radically reconfigured shopping mall. This in
turn could help to regenerate Frogmoor which,
despite its rich history, potential as a prime public
space and attempts to create a successful food and
drink quarter, suffers from a poor quality
environment, problems of antisocial behaviour and
low footfall during the day. It is also important to
strengthen linkages between the High Street and
retail core and Frogmoor to ensure that Frogmoor
is part of the integrated town centre as set out in
policy HWTC1.
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5.1.71 The Council believes that efforts to
successfully create a vibrant food and drink/leisure
quarter here should be redoubled. Therefore, the
reconfiguration of the Chiltern Shopping Centre
should have the objective of being the creation of
such a quarter (potentially including a hotel) fronting
onto Frogmoor, accompanied by supporting
secondary retail uses. The Council will work
proactively with the landowners to facilitate such a
scheme, subject to agreement with current tenants
and satisfactory arrangements for their relocation –
either within or outside the site - being part of the
plan.
5.1.72 In advance of such a comprehensive scheme
coming forward, proposals such as for changes of use
will be assessed against the policy set out in
HWTC5. If it is considered that such uses could
prejudice a comprehensive reconfiguration of the
centre coming forward, a temporary permission will
be granted. It is vital that Frogmoor is regenerated
and used in a manner befitting its status as a key
piece of open space in the town centre.The Council
will work proactively with stakeholders to draw up a
strategy looking at how this can happen. Meantime, it
will be a key focus of the Tidying up the Town
initiative.

What were the other options considered?
• Retention of Chiltern Shopping Centre as
primary shopping frontage zone
• More flexible policy designation – for example,
flexible planning zone possibly within a Local
Development Order
Delivery
• Anticipated timing of development: First phases
2009-14; latter phases 2014-19.
• Delivery mechanism: Royal London Asset
Management (owners of the Chiltern Shopping
Centre), private development partners,WDC.
Key Question
Q30. Are we right to take Chilterns
Shopping Centre out of the Primary
Shopping Frontage Zone? Or do you think
we should continue to robustly insist on an
A1 focus in the centre?

Delivery & Site Allocations Update Consultation - June 2009

81

5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
Policy MU31 WYCOMBE GENERAL HOSPITAL (6.67ha)
The preferred approach is to:
Allocate this site for continuing hospital use and associated car parking, with flexibility for
supporting residential and office uses on identified segments of the site.
Land use summary:
• Maintain Wycombe General Hospital on the site for the long-term and support moves to
consolidate the provision of acute care facilities on the site;
• Bring the Hospital site back within the town centre boundary;
• Improved management of car parking, including the potential for dual use parking linked to
other uses;
• If necessary to support new uses or functions, consideration to be given to decked car
parking on the site;
• Flexibility for appropriate town centre uses including residential on parts of the site and
offices;
• Flexibility for town centre uses, particularly offices, on the northern end of the site, including
the adjoining Staples site.
Key development requirements:
• Any development to be in line with, and not prejudicial to, the Council’s town centre
masterplan vision, as stated in Policy HWTC1.
• The bulk of the site to be maintained for operational hospital use. Any non ‘hospital’
development must not prejudice the long-term provision of hospital services at this site.
• New hospital buildings, if required, are acceptable;
• The top (southern-most) section of the site is appropriate for residential and/or office uses
if released/required;
• A robust travel plan that minimises car traffic and parking demand arising from uses and
activity on the site;
• Improved on-site parking management to make best use of current provision. If
demonstrated to be essential, potential for a decked car park - acceptable at the northernmost or western-most sections of the site;
• Improved pedestrian links between/through the site linking to the rest of the town centre,
including an improved entrance point to the hospital which avoids pedestrians having to
climb a steep slope from Queen Alexandra Road;
• Improved public transport provision for the site
5.1.73 There has been no site specific policy for this
site previously. However the Council now wishes to
(a) underline its support for continuing hospital use
here and (b) flag up potential uses to reflect its
support for Wycombe General Hospital Trust’s
vision for the site.Wycombe General Hospital Trust
is committed to consolidating and continuing its
operations at this site, which it regards as a key site
due to its location in the town centre. Having been
through three stages of PFI-based phases of

redevelopment of the site, the trust is now on the
verge of achieving Foundation Trust status, which will
give it more financial and operational independence.
Its aims for the coming years will be to provide a
critical mass of core services at the hospital in line
with the principal aim for UK hospitals to be clean,
modern, comfortable and accessible. The trust’s
objective for the site is to consolidate and update
the facilities there rather than any radical
redevelopment such as a further PFI bid. Addressing
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parking for hospital staff and users is seen as a
particular priority. Making the best use of the
facilities at the site may involve reconfiguration
within the site.
5.1.74 The student residence facilities at the
southern-most portion of the site may become
surplus to requirements, and if so would become
available for other uses, with residential being an
appropriate use here.
5.1.75 The Council supports the Hospital’s vision
for this key town centre site, and wishes to assist
with the trust’s objective to maintain and consolidate
its operations at what is a central, and thus
intrinsically sustainable, site. The proposed mix of
land uses on the particular parts of the site is
designed to assist the trust in meeting its
objectives.This part of the town centre is one which
could see radical changes to the road layout nearby
as a result of the Council’s visionary masterplan
proposals and it is important, therefore, that any
future development at the hospital is consistent with
and where appropriate supports these objectives.
Delivery
• Anticipated timing of development: 2014-19.
• Delivery mechanism:Wycombe General Hospital
Trust

RES56 SUFFIELD ROAD
The preferred option is to:
Allocate
this
development.

site

for

residential

Key development requirements:
• Any development at this location should
contribute towards delivering the
objectives and actions identified in Policy
HWTC1, HWTC2, HWTC3 and
HWTC4.
• Development should be a high quality to
reflect the key gateway location of this
site on the newly aligned A40
• Development on this site will be
expected to contribute towards the
provision of a new road linking Queen
Alexandra Road and Lily’s Walk.
5.1.76 The opportunity for development on this site
is created through the provision of a new road
linking Queen Alexandra Road and Lily’s Walk.
Development here would require the ‘stopping up’ of
Rutland Street. Residential development should be of
a high quality to reflect the key gateway location of
this site on the newly aligned A40.
5.1.77 This site has a key role to play in the delivery
of the vision for High Wycombe Town Centre as set
out in policy HWTC1 and as such will be expected
to contribute financially towards its implementation.
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Fig. 5.12 RES56 Site Concept Diagram (indicative only)

Delivery
• Anticipated timing of the development 2009 – 2014
• Delivery mechanism – private developer,Wycombe District Council and Buckinghamshire County Council
• Funding – this site will be expected to make a financial contribution towards delivery of the link road
between Queen Alexandra Road and Desborough Road.
WESTERN TOWN CENTRE SITES
MU6 BAKER STREET (2.4ha)
The site is allocated for a mixed use development consisting of 50% business and 50%
residential uses.
The development should provide the following:
• Contribute towards delivering the objectives and actions identified in Policy HWTC1,
HWTC2, HWTC3 and HWTC4.
• Make a contribution to and provide land for a new road link between Desborough Road and
Oxford Road using Westbourne Road
• Open space along the River Wye that includes a minimum 8m buffer
• Pedestrian and cycle links between the town centre and Desborough
• Business development to the north of the site fronting onto the West Wycombe Road
• Residential development should include some larger units (4 bedroom), both affordable and
market, to meet local needs
• Provision of Open Space alongside the River Wye and public access as part of the river
corridor
• Retain an appropriate level of parking to meet strategic requirements
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5.1.78 Baker Street is a mixed area on the edge of
the town centre and Desborough and offers the
opportunity for a mixed use development which
could make a significant contribution towards
achieving improvements to the town centre as well
as meeting identified open space needs for the
Desborough area.
5.1.79 There is potential to open up the River Wye
to re-establish and enhance its biodiversity value and
provide continuous public access along it. The
creation of the new link through the site also
provides the opportunity to open up the site to the
West Wycombe road creating a prominent frontage
for new business office development to the north of
the site.
5.1.80 The southern part of the site could be
developed for housing as part of a design led
approach to finding the most appropriate mix of uses
on the site, and to assist in enabling the provision of
open space. Housing development should include
40% affordable housing in line with emerging Core
Strategy policy, although flexibility may be shown in
order to maximise open space provision.
Delivery
• Anticipated timing of the development 2014 –
2019
• Delivery mechanisms – private developer, RSL
and WDC
• Funding – this site will be expected to provide
funding towards the new link road and a
significant area of open space and make a
contribution towards community facilities.

Policy MU8 COLLINS HOUSE / CORNER
OF BRIDGE STREET/DESBOROUGH
ROAD (0.19ha)
Allocate
this
site
for
mixed-use
development, including the following
possible land uses:
• Ground floor retail
• Commercial leisure
• Community uses
• Hotel
• Offices
• Scope for residential on upper floors
Key development requirements:
• Provide for widening of Desborough
Road
and
possible
junction
improvements with Bridge Street
• Creation of active ground floor frontage
5.1.81 This small site is located at the Desborough
Road/West End Road/Bridge Street crossroads and
is immediately adjacent to the Eden redevelopment
and the bus station. It is currently occupied by the
tired and drab-looking 1960s Collins House, whose
appearance severely detracts from the visual
appearance of the site.A mixed use development in a
high quality, well-designed scheme would be
appropriate for this site.
5.1.82 The site is located on a highway which would
be significantly upgraded as part of the Council’s
masterplan vision. Any proposal would need to be
complimentary to these proposals
What were the other options considered?
5.1.83 The February 2007 document provided for
wider mixture of uses.
Delivery
• Timing of delivery: 2014-19
• Delivery mechanism: Landowners/private
developers
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Policy MU14 BUCKINGHAM HOUSE AND
CASTLE HOUSE (0.95ha)
The preferred approach is to:
Allocate
this
site
for
mixed-use
development including the following
possibleland uses:
• Ground floor large format retail
• Commercial leisure
• Community uses
• Hotel
• Offices
• Residential on upper floors
Key development requirements:
• Provide for the widening of Desborough
Road
• Creation of active ground floor frontage
• As the site is outside the primary
shopping area, any retail proposals
should demonstrate need and assess
impact on the vitality and viability of the
town centre.
5.1.84 This site is located south of the new Eden
development, west of the Lily’s Walk mixed use
allocation and east of the Desborough Road/West
End Road/Bridge Street crossroads, and is therefore
in a strategically important location. The site is
currently occupied by a mixture of offices and
storage uses, but given its strategic importance it is
potentially suitable for more intensive forms of
mixed use development with buildings up to 4
storeys being appropriate in this location.This site is
located on a highway which would be significantly
upgraded as part of the Council’s masterplan vision.
Any proposal would need to be complimentary to
these proposals.
What were the other options considered?
5.1.85 The February 2007 document provided for
wider mixture of uses.
Delivery
• Timing of development: 2019-26.
• Delivery mechanism: Landowners/private
developers

Policy MU22 DESBOROUGH ROAD CAR
PARK AND THE KINGS CENTRE (0.4ha)
Allocate the site as a mixed use
development for a mix of retail and
residential development.
This development should:
• Make provision for the equivalent
amount of parking to support
Desborough Road shopping area.
• Must create active ground floor frontage
• Allow for the widening of Desborough
Road
• Identify and enable provision of an
alternative site for the users of the Kings
Centre
5.1.86 This small site is located at the junction of
Desborough Road, Bridge Street and West End Road.
It is identified as a result of a review of the car
parking needs of the town and the fact that the Kings
centre is too small for the current owner/occupiers
who are seeking alternative accommodation.
5.1.87 It is envisaged that the ground floor would
developed for retail, with residential uses on the
upper floors; development could be up to 4 stories
high. A key requirement of this site being
redeveloped is the requirement for it to allow for
the widening of the Desborough Road as part of the
re-routing of traffic around the town centre in
accordance with policies HWTC1, HWTC2,
HWTC3 and HWTC4. Where possible this should
be co-ordinated with developments on allocations
on neighbouring sites – MU8 and MU14.The site also
adjoins the site of St. John’s church where there are
proposals to create a community arts centre. Any
development on this site should complement the
community arts centre.
Delivery
• Anticipated timing of the development 2014-2019
• Allow for the widening of Desborough Road
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Policy MU26 BRIDGE STREET (0.65ha)
Site to be allocated for mixed use
development consisting of retail, offices and
residential uses.
Development should provide:
• Offsite open space contribution towards
town centre open space/environmental
improvements
• Oxford Road side of site to be developed
primarily for Office uses
• Bridge Street frontage to be developed
with a mix of uses, but providing active
uses on ground floor
• Provision of a new pedestrian link
through the site to provide better
connectivity between Eden and
Desborough

5.1.88 This site is located on the corner of Bridge
Street and Oxford Road on the western side of the
town centre and faces both the new Eden
development and the new Sainsbury’s store.
5.1.89 The site consists of low level poor quality
buildings and offers an opportunity to capitalise on
the nearby new developments of Eden and
Sainsbury’s that have been recently completed.There
is potential to provide up to 5 storeys on this site
that would be in keeping with these new
developments.
5.1.90 As a gateway to the town centre the Oxford
Road frontage would be suitable for quality office
development.The Bridge Street frontage is suited to
retail development with student accommodation on
the upper floors. It is assumed that there would be
no net increase in the amount of retail floor space.
Delivery
• Anticipated timing of the development 2014 –
2019
• Delivery mechanisms – Private developer, RSL
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5.2 DESBOROUGH AREA
What’s changed since February 2007?
5.2.1 The Preferred Options Site Allocations
document in February 2007 started to address a
number of issues in the Desborough area through
site specific proposals, including the regeneration of
employment land and identifying the area as a focus
of open space deficiency.
This document
• Develops the framework set by the Core
Strategy
• Sets out site specific proposals to address open
space deficiency
• Updates policies for key sites in the area
5.2.2 Given the issues in the area, the focus has
been on improving open space and the environment,
making use of the key existing environmental asset of
the area, namely the River Wye.
Context
5.2.3 The Desborough area, which is to the west of
the town centre, is identified as a Key Area of
Change in the Core Strategy. The area is diverse
culturally and in terms of land use, mixing local
shops, residential, industrial and other employment
uses. It is this mix that gives it its own distinct
character. It is also an area of deprivation in relation
to crime and the environment, and includes a critical
area of open space deficiency. The Core Strategy
identifies some key principles for the future of the
area that this Delivery and Site Allocations document
needs to take forward.These include:
• Integration of the area with the expanded town
centre, including improved east/west pedestrian
and cycle links
• Provision of a new open space in the eastern
part of the Desborough area to address existing
deficiencies
• Opening up of the River Wye to re-establish and
enhance its biodiversity value and provide
continuous public access along it
• Regeneration
of
employment
areas,
complemented by the conservation of the
industrial heritage

5.2.4 Following the Core Strategy examination, the
Inspector found Desborough to be ‘lacking overall
identity or coherence’.The inspector added part (a)
of Policy 4 in the adopted Core Strategy to address
this through the creation of a place-making and
urban design framework to ensure individual
developments contribute to a coherent and
recognisable sense of place for Desborough.
5.2.5 A further important issue for the area are the
proposed changes to the town centre road network
(see the High Wycombe town centre area section)
and it’s potential wider implications.
5.2.6 The masterplan described Desborough as a
place in its own right, with a clear identity but which
is still very much part of the town. It also identifies
the need to avoid speculative, piecemeal changes to
the area which may detract from its character. The
vision below seeks to secure the future of
Desborough as a vibrant and diverse part of the
town.
5.2.7 The grid of streets is a key part of
Desborough’s character. Where this becomes more
entangled around the Green Street area,
redevelopment should address and improve the
legibility of the area,increasing walking and cycling
links, particularly links to existing open spaces, future
open spaces and the River Wye.
5.2.8 Large, characterful buildings reflecting the
industrial heritage of Desborough should be re-used
where possible. The industrial buildings have the
flexibility to potentially provide new homes, start-up
units, small-scale retail etc. evolving to meet the
needs of the local community. New buildings should
also incorporate this type of flexibility, allowing for
current and future regeneration.
5.2.9 New development should use traditional
materials, reflecting appropriately the mixture of
industrial and residential buildings throughout the
area. Buildings are well fenestrated and address the
street well. New development must do likewise and
avoid ‘gated’ developments.
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5.2.10 On street parking is an issue in the area so
new development must not exacerbate this. Parking
provision must be carefully designed and in character
with the area, i.e. avoiding the creation of breaks in
frontages and ensuring developments address the
street (66).

5.2.11 Desborough has much potential.
Opportunities must be taken to address and open up
the Wye, increase open space, and ensure that
existing and new open space is accessible and can be
reached safely on foot or by bike.

Fig. 5.13 Concept Diagram for the Desborough Area
Key:

Policy D1 Desborough Delivery Framework
The vision and framework for the Desborough area, as expressed in the Core Strategy, will be
delivered by:
1. The implementation of the open space delivery mechanisms, as set out in Policy D2
2. The opening up of the River Wye by the mechanisms set out in Policy D2.
3. Social and economic regeneration through the retention, and where appropriate
redevelopment of employment and mixed use sites within Desborough.
These sites include:
Mixed Use sites
• MU2 Bartletts, Grafton Street (see Development Principles in Preferred Options document
February 2007)
• MU3 Green Street (see site specific policy)
• MU4 Leigh Street Quarter (see site specific policy)
General Business Areas
• GBA9 Dashwood Avenue
• GBA10 Desborough Park Road
• GBA11 Grafton Street South
• GBA12 Verco
• GBA13 Marlborough Industrial Estate
(66) See Delivering the Town Centre Masterplan (WDC, 2009)
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Policy D1 Desborough Delivery Framework (continued)
Between them these sites will provide a mix of employment, residential uses, community
facilities and open space as identified in individual site specific policies where appropriate.
Development must address the locally identified housing needs of the black and minority ethic
population through dwelling mix and the tenure of housing and mixed developments in the
area.
4. Improved integration of Desborough with the expanded town centre and the wider area
through the pedestrian and cycle routes required on the Leigh Street site and via the
opening up of the River Wye.
5. Ensuring new development complements Desborough’s industrial heritage whilst improving
the areas legibility and reducing isolation.Active frontages will be retained or created where
this will contribute to these aims.
6. Preserving historic views along the formal vista of West Wycombe Road.

Policy D2 Delivering New Open Space and River Corridor Improvements
Open space deficiency and improvements to the river corridor in the area will be addressed by
the following means:
1. By provision of new open space on one of the following open space opportunity sites as
identified on as D1 on Map 2 Desborough Area:
• The timber yard west of Oakridge Road
• The business site east of Oakridge Road
• The Riverside Business Centre,Victoria Street
Redevelopment of one of these business sites will be permitted for a mixed use residential and
open space development provided that:
• No less than 50% of the area of the site is provided as good quality public open space
• The open space adjoins the river and ensures full public access to it.
Once one of the sites above has come forward with a development complying with these
criteria the other two sites will revert to a General Business Area designation.
2. Provision of open space in the form of a Multi Use Games Area (MUGA) on the Green
Street School site (see MU3 site specific policy)
3. Requiring development of other sites along the river corridor in the eastern Desborough
area (see Fig. 5.13) to provide for their own open space needs on-site in a way that forms
part of a riverside corridor. (Outdoor sports provision to be addressed separately by way of
financial contributions to off-site improvements.)
4. Requiring development of sites along the river corridor in the western Desborough area
(see Fig. 5.13) to provide for a continuous open space/movement corridor at least 8m wide
alongside the river. Open space needs in excess of this will be addressed by way of financial
contributions to off-site improvements.
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Policy D2 Delivering New Open Space and River Corridor Improvements (continued)
5.Within the western Desborough area, where redevelopment is required to reopen the river
corridor and provide a through route, it will be necessary for developers to show a
comprehensive approach that achieves this.This area is indicated on Map 2 Desborough Area.
6.All other sites within the Desborough area but not identified as having a direct part to play
in addressing open space needs will be required to make a financial contribution to open
space at a higher rate than currently set out within the Developer Contributions SPD.
5.2.12 The approach within the Desborough area is
to take opportunities, in both the short and long
term, that meet the variety of needs for open space,
integration and regeneration.
5.2.13 Specific open space requirements include
space for a dedicated “kickabout” type facility plus
space that can be used for a variety of purposes. As
far as possible this should be provided alongside the
river corridor connected by cycle/footways that
provide a riverside route for movement of persons
and wildlife.
5.2.14 Opportunity sites have been identified to
provide a new open space alongside the river. The
uplift in development value achieved by allowing
residential development on what would otherwise
be an area restricted to employment/business
development enables the provision of a substantial
open space that will be very important in addressing
local deficiencies.
5.2.15 The deficiency in outdoor sports provision
will be met outside the immediate locality, and will
include new changing rooms at Desborough
recreation ground. In the long term this approach
will result in the creation of an east-west traffic-free
route through the Desborough area that links to
Desborough recreation ground.
5.2.16 There is also scope to improve the valley side
to the rear of Desborough Avenue and Suffield Road
in a way that enhances its biodiversity value, and - to
a limited extent - its usability for informal recreation,
though this remains constrained owing to the steep
slope and location away from the area of deficiency.

(67) Draft Community Facilities Strategy (WDC, 2009)

5.2.17 Through conserving and protecting certain
employment areas and regenerating other through
mixed uses and/or residential development the
community remains sustainable. Redevelopment of
key sites such as Leigh Street will reduce isolation,
address crime and result in regeneration and
integration.
5.2.18 Regeneration of sites must address legibility
whilst respecting the industrial heritage of the area.
Landmark historic buildings should be conserved and
enhanced through sensitive re-use of buildings and
design of surrounding sites. Residential development
should reflect the existing grain and character of
Desborough such as Victorian terraced family
houses.There should be a mix of dwelling types and
sizes to meet local need, including provision of large
family housing to meet the needs of some sectors of
the local community.
5.2.19
The Council’s Community Facilities
(67)
Strategy
has identified some deficiency in
community facilities in the area and opportunities
should be taken to improve provision in the area,
including through regeneration opportunities.
5.2.20 Improved linkages to the expanded town
centre and between existing and new green spaces
will improve the quality of the environment. Access
for pedestrians and cyclists will be improved
encouraging more sustainable transport between
employment, leisure and recreation destinations.
5.2.21 The opening up of the River Wye will create
a green corridor to enhance local biodiversity in
some fairly industrial locations. This route will also
promote walking and cycling and re-establish the
River Wye’s presence in Desborough
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What were the other options considered?
5.2.22 In the Desborough area the main options
related to:
• The degree to which business areas should be
retained for business or encouraged to
redevelop for mixed use or for housing.
• Options for where new open space should be
provided
5.2.23 In relation to the business areas, a balanced
approach has been taken having regard to the
employment land review and consultation responses.
Some of the business areas offer opportunities for a
variety of skills and for this reason are important to
the local economy and it is important that they are
retained. Their nature does not necessarily lend
themselves to a comprehensive mixed use approach
because of the complexity of land assembly. Others,
due to their proximity to the town centre, or the
nature of the current/most recent use and specific
objectives for the area resulted in a mixed use
proposal.
5.2.24 The proposals for new open space are
focused on the eastern end of the Desborough area
where the deficiency issue is greatest and where it is
not possible to address the deficiency by improving
access to other open space in the vicinity. This will
also help with regard to the open space deficiency in
the town centre. The mixed use sites provide the
best opportunity to deliver new open space,
effectively through enabling development.

Key Questions
Q31. Do you agree with the approach to
the provision of new open space in the
Desborough area?
Q32. Do you agree with the three
opportunity sites that have been identified?
Which do you think offers the best
opportunity for providing open space?
Q33. Do you agree that only one of these
sites should be provided for open space or
should there be more than one?

DESBOROUGH AREA: SITE
POLICIES

SPECIFIC

Policy MU3 GREEN STREET (0.5ha)
The preferred approach is that this site be
allocated for mixed use development
consisting of open space, a community facility
and a small amount of residential.
The development
following:

should

provide

the

• Contribute towards delivering the
objectives and actions identified in the
Desborough policies D1 and D2.
• Provision of a multi-use games area and
informal open space.
• On-site provision for community uses
within the existing Edwardian school
building.
• Small scale provision of residential to
facilitate redevelopment of the site, of up
to 8 dwellings.
• Development should be sensitive to the
Leigh
Street
Furniture
Heritage
Conservation Area which the site falls
within.
5.2.25 The Green Street area is identified in the
Community Plan as an area of deprivation, particularly
in relation to crime and disorder and the
environment. The eastern part of the area is in a
critical area of open space deficiency. The Green
Street School site offers an opportunity for a mixed
use development to address the local open space
deficiency. Provision of a multi-use games area and
informal open space will help to address such
deficiency.
5.2.26 Provision of a community facility in this
central location will provide an accessible focus for
the local community and increase cohesion.
5.2.27 The residential development will assist in the
facilitation of the open space and community uses
which will go some way in securing long term benefits
for the area.
Delivery
• Anticipated timing of the development is 2014 –
2019.
• Delivery mechanisms – private developer,
Wycombe District Council and Buckinghamshire
County Council.
• Funding – funds from developer contributions
combined with on-site provision of open space by
the residential development to provide the open
space and community facilities.
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Policy MU4 LEIGH STREET (2.7ha)
The preferred approach is that this site be allocated for a mixed use development consisting of
business, live/work units, residential and community uses.
Development must reflect the Leigh Street Quarter Development Brief which underpins and
provides more detail on these aims and provides further guidance regarding heights and structure
of new development, and preferred routes of new connections.
The development should provide the following:
• Increase connectivity with the town centre through more legible and safer pedestrian and cycle
routes.
• Significant environmental improvements to protect and enhance the Leigh Street Furniture
Heritage Conservation Area. Public realm improvements including Public Art to enhance and
protect the conservation area.
• Retention of buildings with heritage value with key heritage buildings to be retained and
restored.
• Create a new direct pedestrian connection between Leigh Street and Desborough Road.
• Provide high quality pedestrian links to the surrounding area through ensuring development
provides active frontages to all key pedestrian routes.
• At least 1ha. of the site to be retained as business use, to incorporate small business and startup accommodation.
• Reprovision of the existing community facilities on site, e.g. Skidz Project, High Wycombe
Amateur Boxing Club and Commercial Square Studios, and provision of further facilities.
• Residential uses – applicants must justify the proposed number of dwellings with appropriate
design, height, density and open space provision and including provision of 40% affordable bed
spaces in line with the Core Strategy.
• Majority of public open space should be provided off-site but with high quality pedestrian
focused urban spaces provided on site and integrated into the development, e.g. public squares
and/or courtyards.
• Use of high standards of resource efficiency. Lower standards may be acceptable for the
conversion of existing buildings.
• Realise opportunities to provide efficient parking solutions for the proposed uses and visitors,
e.g. dual use parking, car-club, and facilitate the use of alternative modes of transport e.g.
cycling
5.2.28 The Leigh Street site is adjacent to
Desborough Road which forms the focus for the
community and shopping. The site has a varied
environmental quality, with an overall neglected, rundown feel to it and it suffers from poor pedestrian
and vehicle access which isolates the site from the
wider Desborough area and contributes to the
potential for crime. Significant environmental
improvements to the area can be secured through
redevelopment.This includes the preservation of key
buildings and characteristics which relate to the
areas industrial heritage and provide the basis for the
conservation area.

5.2.29 New pedestrian and cycle connections
should be made to connect the area with the
surrounding streets, providing views into the site
whilst being safe and attractive. This will be part of
creating a more legible structure for the site to
reduce isolation and crime.
5.2.30 Reinforcing landmark historic buildings such
as Birch and Albany House and creative active
frontages to contribute to a vibrant mix of uses and
ensure flexibility to accommodate future change.
5.2.31 Provision of additional community facilities
which will foster the growing creative arts culture in
the area.
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Fig 5.14 MU4 Site Concept Diagram (indicative only)

Delivery
• Anticipated timing of the development – 2014-2019
• Delivery mechanism – private developers and landowners.
• Funding – this site will be expected to make contributions to the provision of off-site open space and
facilitate continuing use of community facilities.
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5.3 HUGHENDEN DISTRICT
What’s changed since February 2007?
Policy Framework
5.3.1 Core Strategy Policy 4.2 identifies the
Hughenden District as a Key Area of Change and
sets out the key improvements that development in
this area should contribute towards achieving.
5.3.2 Since the 2007 consultation the Council has
adopted the Hughenden Quarter Concept
Statement(69) to establish key principles and guide
developments on both the former Compair and De
La Rue sites.
Changes to Proposed Land Uses
5.3.3 The 2007 document proposed the relocation
of Wycombe Sports Centre from the Handy Cross
site to the Compair site. Since then further
consideration has been given to this proposal and
the Council has decided to retain the facility in its
existing location. Planning permission has been
granted for Bucks New University student
accommodation on the former Compair site and this
development is currently under construction. Our
preferred approach (see policy MU16 below)
continues to see the relocation of Amersham and
Wycombe College to the Compair site. However
the funding for this relocation from the Learning and
Skills Council is currently in doubt. The Community
Facilities Strategy(70) has also identified a need in the
north of the area for a community centre.

5.3.4 Further transport modelling work has been
undertaken by the County Council(71) to identity the
transport infrastructure required to support the
proposed development.The work has identified that
there is no need to extend Hamilton Road, maintain
the road protection line to the rear of Hughenden
Road or to make any significant changes to roads in
or adjacent to the Hughenden District. The
modelling work has identified that the best solution
to providing vehicle and pedestrian links through the
site is to have a link road through both the Compair
and de la Rue sites.
5.3.5 Recent planning applications submitted for
development of the De La Rue site have also
demonstrated that in the current economic climate
the proportion of the site proposed to be developed
for business uses in the 2007 document is not viable.
5.3.6 As a result of this further work and current
circumstances our approach to the Compair and De
La Rue sites and the provision of transport links
through the Hughenden District has changed (see
site specific policies below).
5.3.7 Our preferred approach to the sites listed
below remains as at February 2007 Preferred
Options:
• GBA15 Land south of Hughenden Avenue
• GBA16 Central Park Business Centre
• GBA17 Lisle Road
• GBA18 Manor Court Yard

(69) Hughenden Quarter Concept Statement (WDC, November 2007)
(70) Community Facilities Strategy (WDC, 2009)
(71) Hughenden District Transport Modelling Note (BCC, 2008)
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Fig.5.15 Hughenden District Updated Concept Diagram (indicative only)
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SITE SPECIFIC POLICIES
Policy MU16 FORMER COMPAIR (7ha)
The preferred approach is that this site be
allocated for a mixed use redevelopment
including predominantly Business uses,
Amersham Wycombe College, Student
Accommodation, a Continuing Care
Residential Community (CCRC) and limited
residential development.
The development
following:

should

provide

the

• Provision of new road running north to
south through the site linking to the De la
Rue site and to Coates Lane.
• Contribute towards meeting open space
deficiencies in the area
• A linear park running through the site
alongside the new road
• Appropriate landscaping along the new
road to create an avenue running through
the site and the De La Rue site to the
north
• Renewable energy generation installation
(e.g. Combined Heat and Power) should
be provided to serve the new
development on both the De La Rue and
Compair sites
• Affordable housing in accordance with
Core Strategy Policy CS13
• Reference should also be made to the
principles contained within the concept
statement for the Hughenden Quarter
produced in 2007 and any updates made
to it.
5.3.8 This site makes up the majority of the
Hughenden District Key Area of Change as identified
in Core Strategy Policy 4.2. Located to the north of
the town centre beyond the railway line the former
Compair is a large, flat, former industrial site which
has now been cleared. A development for student
accommodation is under construction at the
northern end of the site.

related uses as well as meeting needs of other
sectors within the town. The inclusion of specialist
residential accommodation in the form of student
halls and a Continuing Care Residential Community
(CCRC) or Care Home(72) complements the college
and business uses proposed.
5.3.10 The redevelopment of this site is an
opportunity to provide a new link for all modes of
transport between the town centre and Hughenden.
This link affords the opportunity to create a linear
park making the most of the Hughenden Stream as
well as meeting identified open space deficiency
needs in the area. In combination with the
redevelopment of the former De La Rue site there is
also potential for the provision of a district heating
network fuelled through Combined Heat and Power.
What were the other options considered?
5.3.11 Identifying the site for additional office uses
would result in deliverability issues due to the
location of the site and the office market within High
Wycombe.
5.3.12 Inclusion of more residential development in
place of sports centre would be an inefficient use of
a site more suited to provision of employment uses
and contrary to Core Strategy Policy 4.2
Delivery
• Anticipated timing of the development 2008 2014
• Delivery mechanisms – private developer, RSL
and WDC
• Infrastructure – this site will be expected to
provide a link road and open space

5.3.9 The location and nature of this site make it
suitable for uses that require a large site and access
to the town centre. The proposed combination of
uses allow for a retention of a core of business or

(72) Land at Hughenden Quarter The Case for a Continuing Care Retirement Community (CCRC) (WDC, 2009)
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Policy MU17 FORMER DE LA RUE (3.1ha)
The preferred approach is that this site be
allocated for a mixed use development
comprising business and residential uses.
The development should:
• Provide approximately 30% of the
developable area for business uses
primarily B1 light industry on the
southern end of the site.
• Provide approximately 70% of the
developable area for residential uses on
the northern end of site.
• Respect the position of the site on the
edge of Hughenden Park (registered
Historic Landscape and Conservation
Area)
• Provide a new road running north to
south through the site linking Hughenden
Avenue and Coates Lane and aligning
with the proposed road through the
neighbouring Compair site.
• Deliver a green corridor and avenue
through the site in the form of a linear
park running through the site alongside
the new road.
• Make provision for pedestrian/cycle
routes through the linear park
• Be designed to allow for renewable
energy generation installation (e.g.
Combined Heat and Power) to serve the
new development either through on site
provision or from the Compare site.
• Meet open space requirements generated
by the housing elements of the scheme on
site.
• Provide a new car park for Hughenden
Park on the part of the site to the north of
Coates Lane.
• Provide affordable housing in accordance
with Core Strategy Policy CS13
• Reference should also be made to the
principles contained within the concept
statement for the Hughenden Quarter
produced in 2007 and any updates made
to it.
Other land use combinations or enabling
development will only be considered if they
make significant contributions to wider
objectives.

5.3.13 This site is the northern part of the
Hughenden District Key Area of Change as identified
in Core Strategy Policy 4.2. Located to the north of
the town centre beyond the railway line the former
De La Rue site is a large flat, former industrial site
that has been vacant for a number of years.
5.3.14 Along with the adjacent Compair site this
site has an important role to play in connecting the
town centre to the countryside immediately to the
north of the town both for pedestrians and cyclists,
as well as providing an alternative vehicle route from
the north. Development of this site provides the
opportunity to create a green link and park through
the site as well as increasing access to Hughenden
Park.
5.3.15 This site (along with Compair) is one of a
number of sites assessed in a renewable energy
feasibility study, which concluded that as a whole it is
feasible to utilise a district heating network to meet
energy needs of the site when redeveloped. This
could be done through direct on-site provision or
through ensuring that a network is put in place to
draw energy from the Compair site when a
combined heat and power facility is developed there.
Delivery
• Anticipated timing of the development 2011 2014
• Delivery mechanisms – private developer, RSL
and Wycombe District Council
• Infrastructure – this site will be expected to
provide a link road and open space.
• A legal agreement or other appropriate
mechanism will be required to ensure delivery of
the employment element.The trigger will be that
all completed units or all serviced land must be
disposed of by the time the first residential unit
has been occupied.
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5.4 M40 GATEWAY
What’s changed since February 2007?
5.4.1 The adoption of the Core Strategy in 2008
resulted in the boundary of the M40 Gateway area
being reduced to make the southern boundary the
same as the northern boundary of the M40 (CS4.3)
and the (former) safeguarded land at Abbey Barn
South and North being identified as Reserve
Locations for Future Development (CS8).

5.4.2 The Council has reconsidered the relocation
of the Sports Centre from the Handy Cross site to
the former Compair site (deciding to retain the
sports centre on the existing site) and produced
Concept Statements to establish key principles and
guide developments on both the Handy Cross site
and the Cressex Island Site(73).
5.4.3 RAF Daws Hill has also been identified by the
Ministry of Defence as being no longer required and
as such has now been identified as a significant
Brownfield redevelopment site.

Fig.5.16 M40 Gateway Concept Diagram

(73) Handy Cross Concept Statement (WDC, 2008); Cressex Island Concept Statement (WDC, 2008)
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RAF DAWS HILL/ABBEY BARN AREA
Context
5.4.5 The RAF Daws Hill/Abbey Barn area includes
3 key sites:
• RAF Daws Hill – a former military base which
closed in September 2007. It is a brownfield site
within the urban area where development is
acceptable in principle.
• Abbey Barn South – one of the 5 greenfield
reserve locations in the Core Strategy for future
development when needed, which adjoins RAF
Daws Hill
• Abbey Barn North also a reserve greenfield
location identified in the Core Strategy
5.4.6 The area has been the subject of a study
looking at preparing a planning and infrastructure
framework for the area(74). The study focused on the
land use options and potential infrastructure
requirements for development in the area, and
looked at the synergies between the sites and with
the wider M40 Gateway area, including the Handy
Cross area.
5.4.7 Local public consultation in autumn 2008 has
been very important in informing the study and
identifying the key issues to take account of
considering development of the area. By far the most
significant issue highlighted was the inadequate
transport infrastructure in the area and concerns
about the impact of major additional development.A
wide range of other feedback was also received and
this is summarised in the study report.

Comprehensiveness
5.4.9 A comprehensive development of the area
would involve a commitment to develop both the
RAF Daws Hill site (a brownfield site available for
development now) and the greenfield Abbey Barn
sites, irrespective of the housing requirements, to
maximise community and infrastructure delivery and
ensure a high quality development.
5.4.10 Some of the potential benefits of a
comprehensive approach include:
• Provision of shared facilities, including:
- a neighbourhood centre including shops,
community hall, and primary school
- a park, based on the historic woodland ride
on Abbey Barn South for informal and
appropriate formal recreation activity
• More sustainable forms of development – e.g.
ability to provide a Combined Heat and Power
system across the whole development area
• Greater ability to contribute to improvements to
the transport network, including making a much
higher level of public transport provision viable
in the area.
• Potential for a more holistic design solution for
the area
5.4.11 The illustrative master plan Fig. 5.17 shows
how some of these things could be achieved.
5.4.12 If the area was to be developed
comprehensively, it would take place in two phases:

Key Issues for this consultation
5.4.8 The key issues for this consultation are:
1. Whether the Council should promote a
comprehensive development of the area
2. The main land uses for the sites
3. The best options for addressing the transport
issues in the area
4. The wider infrastructure package for the sites if
they are brought forward for development.
(74) Daws Hill Abbey Barn Planning and Infrastructure Framework (Colin Buchanan, June 2009)
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Phase 1 – development of RAF Daws Hill
• This could happen as soon as the appropriate planning and infrastructure issues are addressed. Anticipated
timing approximately 2013-19
Phase 2 – development of Abbey Barn South
• This would come forward as a second stage at the end of the Daws Hill development, from approximately
2019 and would also take a number of years to build.
Land Use
5.4.13 A mix of land uses would be proposed for the sites. Current thinking and options involve the following:
RAF Daws Hill
• Residential development of approximately 550 dwellings
• A mixed use neighbourhood centre, including local shops, local business units/offices, a primary school and
community hall.
• Playing pitches and other open space
Abbey Barn South
This would be more of a mixed use development. It would include residential development (approximately 450
dwellings) and retention of the substantial woodland ride as a park for formal and information recreation, but
also, at the eastern end of the site, one of the following three options:
• Option 1 - Office development (approximately 25,000 square metres)
• Option 2 - A relocation site for St Bernard’s and St Augustine’s Catholic Schools
• Option 3 - Additional mix of housing and business development
Table 14 below outlines the reasons and main issues associated with those options.
Table 14 Land Use Options for Abbey Barn South
Option

Reason for option

Issues

Option 1 – high
quality office
development

To improve the amount of quality Potentially requires direct access to the site
office accommodation in the
from main road network – i.e. Southern Link
town long term which the town is
road (see below)
short of
Funding of the relocation – not viable in the
short term but may be viable in the longer
term when the site is brought forward for
development.Would require development of
the Catholic Schools sites to fund relocation.
What would the alternative use(s) be of the
Catholic Schools site? Options include
residential and mixed use residential and
business (office).

Option 2 Relocation
of Catholic Schools

Would help to relieve traffic
congestion on Daws Hill Lane and
open up a development
opportunity on the current
school sites

Option 3 Additional
mixed use of
residential and
business development

Doesn’t resolve the traffic issues or provide
A fall back option if 1 and 2 above the same degree of quality office
do not come forward.
development, but would provide additional
housing
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Abbey Barn North
• Up to 100 dwellings
• Possible allotments
• Protection and management of the nature conservation interests on the site and possible public access,
together with additional on site open space
The area has been the subject of a recent ecological survey (75). This indicates that in order to avoid areas of
nature conservation interest, the developable area of the site is in the order of 3.5ha, of which some will need
to be on-site open space to act as a buffer between development and the nature conservation areas.
Figure 5.17 Illustrative Master Plan for RAF Daws Hill and Abbey Barn South

Transport Issues
5.4.14 We have been looking at a wide range of
transport options and improvements and have been
testing their effects(76). Following on from ideas from
the earlier consultation and further analysis, some
aspects of the transport package for the area are
firmer and some are in the form of options for
further consideration. We are still working to find
the best package and welcome further comments
and suggested transport measures. The emerging
proposals and options are set out below, although
the final solution may well be a combination of these.
The final solution should address the following

suggested transport objectives for the area:
• To maximise the transport synergies between
sites
to
deliver
improved
transport
infrastructure to the area
• To address the impact of development on the
local and strategic highway network
• To introduce measures to secure “modal shift”,
so higher proportions of people use public
transport, walk and cycle
• To significantly improve public transport
accessibility to the area – securing high quality,
frequent provision through the sites and direct

(75) Ecology Assessment of Greenfield Sites (WDC, 2009)
(76) Technical Note Wycombe LDF TN2 – Modelling Individual Site Tests – M40 Gateway Alternatives (Halcrow, 2009)
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• To significantly improve public transport
accessibility to the area – securing high quality,
frequent provision through the sites and direct
connections from the sites to the park and ride
for the proposed Regional Coachway at the
Sports Centre.
• Improve transport connections to the town
centre
• Provide safe routes
• Provide a pedestrian and cycle friendly
neighbourhood
5.4.15 The following are suggested Core Transport
Requirements for development in the area:
• A new bus service (minimum 15 minutes
frequency) through the centre of the site from
day one.
• Public transport links to key destinations via the
Catholic Schools site, including to the proposed
regional Coachway, Cressex (via the key public
transport corridor along Desborough Avenue)

Fig 5.18 Public Transport Options

and the town centre (including railway station)
• Secure better car and bus drop off facilities at
the Catholic Schools
• A package of measures to improve modal shift,
such as the Smarter Choices initiative, green
travel plans, and improved walking and cycling
routes.
• Design and layout of sites to facilitate public
transport, access to local services and facilities
and walking and cycling routes
• A mix of land uses and level of density to support
public transport
Public Transport Options
5.4.16 High quality public transport provision is
essential to securing a sustainable development of
the area, and securing a direct link to the proposed
Regional Coachway facility at Handy Cross is
essential. There are two potential options for
securing that link, both involving land to the south of
the Catholic Schools off Daws Hill Lane.
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Table 15 Public Transport Options
Pros
Option 1 Route Via Daws Lea
Via Daws Lea linking to south of
St Bernard’s school, through part
of highway depot site and on to
the Sports Centre site.

Provides the most direct route to
Handy Cross.
Likely to result in shorter journey
time for buses.

Option 2 Route via the
Catholic Schools access road
Via schools access road (also
called Daws Hill Lane) linking to
the south of St Bernard’s, through
the highway depot site and on to
the Sports Centre site.

Cons
Involves loss of at least 1
residential property.
Would result in significant loss of
trees
Introduces buses into a residential
street/cul de sac
Introduces buses into a road that
is particularly busy at school start
and finish times.

Doesn’t impact on residential
properties.

Would result in significant loss of
trees
Bus journey times would be
slower than option 1

5.4.17 The potential routes are shown in Figures 5.19 and 5.20 for the Catholic Schools area, which also
illustrates the potential for improved drop-off facilities and management of parking in the area which adversely
impacts at the moment on traffic conditions on Daws Hill Lane.
Fig. 5.19 Public Transport route - Option 1
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Fig. 5.20 Public transport route – Option 2

Highway Options
5.4.18 Three different options have been identified for how the highways network in and around the area could
be improved to reduce the impact of the development of the area on traffic congestion.
Table 16 Options for Highway Improvements
Pros

Has wider adverse impact on
overall road network e.g. London
Road, Marlow Hill, relative to no
improvements.

Option 1 – Local Measures
Localised junction improvements:
Daws Hill Lane/Marlow Hill
Heath End Rd/Abbey Barn Lane
Realignment of Abbey Barn Lane
at northern end (over disused
railway line)
Abbey Barn Lane/Kingsmead Road
Abbey Barn Road/London Road

Cons

Helps reduce localised
congestion/delays resulting from
the development, distributing
traffic east and west, but impacts
still significant
Middle of the 3 options in terms
of cost.

Still get displaced traffic into
neighbouring areas –e.g. Abbey
Barn Road (not as much as
Option 2)
Doesn’t provide a prominent
access for commercial/business
activity
Effectively creates an improved
route between London Road and
Marlow Hill that draws in traffic
from elsewhere.

Delivery & Site Allocations Update Consultation - June 2009 105

5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
Table 16 Options for Highway Improvements (continued)

Option 2 Strategic and Local
Measures
Localised junction improvements
as per option 1.
Southern Link road - creating an
East West link between London
Road in the east and Wycombe
Road in the west and new south
facing slips onto the A404 Marlow
Bypass (see Fig 5.21)

Pros

Cons

Improved conditions on London
Road (west), edge of town centre,
Marlow Hill and overall
improvements to the network
relative to no southern link

Worsens delays/traffic relative to
option 1, especially in the Abbey
Barn Lane/Road area

Provides a higher profile entrance
to Abbey Barn South making it
more attractive for quality
business development
Helps reduce some rural rat
running

Option 3 Low Environmental
Impact Approach
Minor upgrades to Winchbottom
Lane (e.g. introduce additional
passing places), including the link
through to the A4155/Westhorpe
interchange.
Localised improvements to the
west (i.e. Daws Hill Lane/Marlow
Hill), minor improvements to the
east (e.g. Abbey Barn
Lane/Kingsmead Road/London
Road area) such as traffic light
controls on bridge over former
railway line on Abbey Barn Lane
Explore other possible local traffic
management measures

Helps mitigate rural rat running
Lets traffic manage and control
itself to the east of the proposed
sites due to capacity limits.
Minimises environmental impact
from major road provision/realignment (e.g. southern link road
or re-alignment of Abbey Barn
Lane)

Displaces significant amount of
traffic onto undesirable routes e.g. Kingsmead Road, Heath End
Road
Significant intrusion into the
Green Belt and Area of
Outstanding Natural Beauty
(AONB)
Highest cost of the three options
Potentially greater delays in the
Abbey Barn Lane/Abbey Barn
Road area
Potentially greater adverse
impacts on Daws Hill Lane area
Untested so far but unlikely to
deliver wider network benefits
Some impact on Green Belt and
AONB
Doesn’t provide a prominent
access for commercial/business
activity

NB Comments re congestion/delays are relative to each other. Overall, traffic conditions between now and 2026 worsen
due to additional development and natural growth in traffic.
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Fig. 5.21 Southern Road Link options

5.4.19 Set out below are potential site policies for the three sites, identifying the main development
requirements for the sites, with the exception of off-site transport issues which are discussed above. The
policies assume a comprehensive approach to the development of RAF Daws Hill and Abbey Barn South. This
could involve provision of infrastructure on one site that helps meet needs on the other site and vice versa. If
a comprehensive development were to be proposed, an additional policy setting out requirements applicable to
both sites may be appropriate.
Policy BSS1 RAF DAWS HILL
Allocate the site for primarily residential development for release as a first phase of a
comprehensive development of the RAF Daws Hill/Abbey Barn South area.
1. Provision of the following key land use requirements:
• Residential development of approximately 550 dwellings
• A mixed use neighbourhood centre
• Provision of a range of other on - and off-site infrastructure and community facilities as part of
a more comprehensive development of the RAF Daws Hill/Abbey Barn
2. Provision of the following:
Housing Mix
• Affordable housing in line with Core Strategy policy CS13 (i.e. at least 30% bedspaces) and
Developer Contributions SPD and associated Developers Guide.
• A good mix of dwelling types and sizes, including detached, semi detached, terraced,
townhouses and flats
• Scope for the provision of extra care elderly persons accommodation
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Policy BSS1 RAF DAWS HILL (continued)
Green Infrastructure and Design
• Retention of a strong landscape structure, protecting all significant trees on the site, including
as part of wooded on-site open space
• Woodland walk (Deangarden Wood)
• Neighbourhood green including Local Equipped Area for Play as part of neighbourhood centre
• Sensitive treatment of the woodland edges to the site
• Outdoor sports provision at a standard of 1.6ha per 1,000 population to be provided in close
proximity to the community hall/sports hall and the woodland ride
• Play space (children and teens) to a standard of 0.8ha per 1,000 population, including securing
neighbourhood area for play in woodland ride on Abbey Barn South
• Allotments – 0.21 ha per 1,000 population – potentially provided on the Abbey Barn South site
• Contribution towards park on Abbey Barn South (i.e.Woodland ride)
Community
• Provision of a mixed use neighbourhood centre including small scale local convenience shops
and cafes/restaurants appropriate to a local centre, and local primary school (1 form entry)
• Contribution to a range of off-site community facilities in line with the Developer Contributions
SPD, including towards school provision.
Business
• At least 3,000 sq m of small scale office and other business units as part of the mixed use
neighbourhood centre
Sustainable Construction and other Environmental Factors
• Modular Combined Heat and Power Plant with distribution system extendable into Abbey Barn
South – convertible to wood chip burning if not provided as wood chip from the start.
• Sustainable drainage initiatives
• 15% on site renewables
• Sustainable Homes Code – level 5 at least, BREAAM excellent for non-residential buildings
• Building for Life Standard – at least silver standard (14 out of 20)
• Lifetime Homes (30%)
• Noise – take full account of noise constraints from the motorway in the design and layout of
any development, including appropriate mitigation measures
Transport (on-site)
• Central public transport and cycleway spine route, whose design and alignment ensures
vehicles speeds are carefully controlled
• Vehicular access off Daws Hill Lane (2 accesses) and links through to the Abbey Barn South site
• Provide a new high quality and frequent bus service through the site linking directly with Abbey
Barn South and the proposed Regional Coachway at Handy Cross.
• Maintain and enhance footpath links to the surrounding countryside/woodland.
• Footpath/cycleway links to the valley/town centre through the woods
• Green travel plan + other initiatives and promotions to secure modal shift
Transport (off-site)
See options and Core Requirements above (paragraphs 5.4.14 - 5.4.18)
Phasing
• Subject to complying with policy, ensuring timely delivery of infrastructure and facilities, and
ensuring a comprehensive approach to the development of the wider area, the site can come
forward for development at the earliest opportunity.
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Delivery
• This site represents phase 1 of the comprehensive development of the area.
• Timing is subject to a satisfactory scheme being brought forward and the appropriate and timely provision
of infrastructure, although it is considered that development could take place over a period of approximately
2013 -19.
• Delivery of some infrastructure and facilities related to this site may need to be provided on the Abbey Barn
South site in advance of the development of that site.
Policy RL4 ABBEY BARN SOUTH
Allocate the site for mixed use development for release as a second phase of a comprehensive
development of the RAF Daws Hill/Abbey Barn South area.This is subject to the combined policy
for the Daws Hill/Abbey Barn South development area above and all of the following:
1. Provision of the following key land use requirements:
• Residential development – on approximately 9 ha of land at the western end of the site indicative yield approximately 450 dwellings
• Reserve at least 6ha of land at the eastern end of the site for:
- Option 1 - High quality office development – in the region of 25,000 sq m, together with
ancillary local shops, cafes/restaurants and crèche facilities
- Option 2 - as land for the possible long term relocation of St Bernard’s and St Augustine’s
Roman Catholic Schools
- Option 3 - a mix of additional residential and business development
• Substantial green infrastructure, including retention of the woodland ride (shown as greenspace
on Map 4 M40 Gateway) as a park for informal and some formal outdoor recreation
• Provision of a range of other on- and off-site infrastructure and community facilities as part of
a more comprehensive development of the RAF Daws Hill/Abbey Barn area
2. Provision of the following:
Housing Mix
• Affordable housing in line with Core Strategy policy CS13 (i.e. at least 40% bedspaces) and
Developer Contributions SPD and associated Developers Guide.
• A good mix of dwelling types and sizes, including detached, semi detached, terraced,
townhouses and flats
Green Infrastructure and Design
• Retention of the historic woodland ride on the south side of the site (as a designated green
space) with full public access as a park for both informal recreation and compatible formal
sport and recreation.
• Provision of strategic green corridor through the natural dry valley across the site, to also
include a Locally Equipped Area for Play (LEAP)
• Retained and refurbished existing baseball pitch for various pitch sports
• Play space (children and teens) to a standard of 0.8ha per 1,000 population, including
Neighbourhood Equipped Area for Play (NEAP) and Multi Use Games Area (MUGA) in the
woodland ride (western end near Community/Sports Club)
• Outdoor sports provision at a standard of 1.6ha per 1,000 population to be provided in close
proximity to the community hall/sports hall and the woodland ride
• Bowling green and 4 tennis courts (scope for provision within the Woodland Ride)
• Allotments and appropriate access to them – 0.21 ha per 1,000 population, but also
accommodate the provision from RAF Daws Hill
• Woodland walk (Deangarden Wood)
• Sensitive treatment of the woodland edges to the site
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Policy RL4 ABBEY BARN SOUTH (continued)
Community
• Provision of a multi-functional community building and sports club including changing facilities
for outdoor playing pitches close to the neighbourhood centre on RAF Daws Hill – to also
enable provision of badminton, and with associated parking (potential to be shared with other
facilities in the neighbourhood centre). Hall also to accommodate displaced Air Cadet facility
from RAF Daws Hill.
• Contribution to a range of off-site community facilities in line with the Developer Contributions
SPD, including towards school provision.
Transport (on-site)
• Central public transport and cycleway spine route, whose design and alignment ensures
vehicles speeds are carefully controlled
• Multiple connectivity between the RAF Daws Hill and Abbey Barn South sites, with the internal
network designed on the basis of the Manual for Streets and promoting high pedestrian and
cycle standards.
• Vehicular access off Abbey Barn Lane (2 accesses) and links through to RAF Daws Hill site
• Provide high quality and frequent bus service through the site linking directly with RAF Daws
Hill and the proposed Regional Coachway at Handy Cross.
• Maintain and enhance footpath links to the surrounding countryside/woodland
Transport (off-site) - See options and Core Requirements above (paragraphs 5.4.14 - 5.4.18)
Sustainable Construction and other Environmental Factors
• Extension of Modular Combined Heat and Power Plant on RAF Daws Hill across the site –
conversion to wood chip burning required assuming carbon benefits clear
• Sustainable drainage initiatives
• 15% on site renewables
• Sustainable Homes Code – level 6, BREAAM excellent for non-residential buildings
• Building for Life Standard – at least silver standard (14 out of 20)
• Lifetime Homes (30%)
• Noise – take full account of noise constraints from the motorway in the design and layout of
any development, including appropriate mitigation measures
Phasing
Planning permission for development of the site will not be granted until all but 50 dwellings on
the RAF Daws Hill site have been completed.
Delivery
• This site represents phase 2 of the comprehensive development of the area, following on from completion
of the RAF Daws Hill development.
• Timing is subject to the phasing requirement above but anticipated to be from around 2019 onwards
Policy RL3 ABBEY BARN NORTH
Allocate the site for housing development for release after April 2019.This is subject to all of the
following:
1. Provision of the following key land use requirements:
•
•
•
•

Developable area in the region of 3.5ha
Residential development – indicative yield up to 100 dwellings
Retention of ecologically sensitive parts of the site
Investigate the possibility of provision of allotments on part of the site
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5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
Policy RL3 ABBEY BARN NORTH (continued)
2.

Provision of the following:

Housing Mix
• Affordable housing in line with Core Strategy policy CS13 and Developer Contributions SPD
• A good mix of dwelling types and sizes, including family housing
Green Infrastructure and Design
• Retention of ecologically sensitive parts of the site including provision of appropriate
management and limited public access
• Provision of on-site open space in accordance with local standards to serve the development
and act as a buffer between development and the ecologically sensitive parts of the site
• Subject to ecology assessment and soil suitability, retain the potential for provision of
allotments on part of the site
• Compliance with Policy B16 Sustainable Construction, including Sustainable Homes code
level 6 and 15% renewables
• Building for Life Standard – at least silver standard (14 out of 20)
Community
• Contribution to a range of off-site community facilities in line with the Developer
Contributions SPD
Transport
• Provision of land to enable the potential re-alignment of Abbey Barn Lane required as part
of the development of Abbey Barn South
• Vehicular access off improved Kingsmead Road/Abbey Barn Road/Abbey Barn Lane junction
• Provision of secondary emergency access
• Safeguarding of Bourne End/High Wycombe railway line alignment, subject to outcome of
consultation set out in section 4.3 Transport Infrastructure of this document
• Contribution towards improvement of local bus services, through developer contributions
system, and improvements to the nearby east west cycle route
Phasing
• Not to be released until completion of the RAF Daws Hill development
• No development prior to the re-alignment of Abbey Barn Lane if required as part of the
development of Abbey Barn South
Delivery
• Through private developers and RSLs
• Contributions to help deliver wider infrastructure improvements for the eastern part of the M40 Gateway,
including the RAF Daws Hill/Abbey Barn South area.
Key Questions
Q34. Do you agree with a comprehensive approach to the development of RAF Daws Hill and
the Abbey Barn sites, especially Abbey Barn South? If so should Abbey Barn North be
included?
Q35. Do you agree with the land uses being considered for the sites and the other potential
infrastructure requirements identified?
Q36.Which of the options for the remainder of Abbey Barn South do you think are most
appropriate?
Q37.Which of the transport options do you consider to be most appropriate? Do you have
other suggestions as to how to address the transport issues?
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OTHER SITE SPECIFIC POLICY
Policy MU19 SPORTS CENTRE SITE (8.6 ha)
The preferred option is that this site be allocated as a mixed use development for the following:
• Transport Interchange featuring a Coachway and local park and ride facility serving High
Wycombe, featuring up to 450-550 parking spaces,
• Leisure Centre facility
• The replacement land as B1 office with potential for a hotel
The development should include:
•
•
•
•
•
•
•

Provision of new park and ride in most accessible location on site
Office development adjacent to M40
Relocation of athletics track and all weather pitch
Separate egress and access for Coaches
Shared parking between different uses
High quality design to create landmark gateway
Landscaping to include creation of a boulevard along Marlow Hill

Reference should be made to principles contained within the Concept Statement(77) produced
by the Council in 2008 and updates. A visual impact assessment of the proposals will be
required.

5.4.20 The Sports Centre site adjacent to the Handy Cross motorway junction is a key gateway to the town.
As the District’s main location for sport related activities it offers a wide range of facilities, however the fabric
of the centre is approaching the end of its economic life and the Council intends to replace it as part of the
redevelopment of the entire site.
5.4.21 This redevelopment provides an opportunity to make a significant contribution to the provision of new
land for business in accordance with policy CS11 of the Core Strategy, as well as creating a site very accessible
to public transport through the provision of local park and ride and a coachway for regional coach services
using the M40.
5.4.22 Redevelopment of this site provides the opportunity for the creation of a high quality landmark
development symbolising a gateway to the town.

(77) Handy Cross Site Concept Statement (WDC, 2008)
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Fig. 5.22 MU19 Site Concept Diagram (indicative only)

Delivery
• Anticipated timing of the development 2011
onwards
• Delivery mechanisms – private developer and
WDC

5.5 REST OF HIGH WYCOMBE
Context
5.5.1 This section deals with a number of
important sites outside the main areas of change in
High Wycombe which have been identified as
reserved sites in policy CS8 of the Core Strategy as
well as a number of new sites.
5.5.2 The sites covered in this section are:
Reserved Land:
• RL2 Land at Terriers Farm
• RL5 Gomm Valley
• RL6 Ashwells,Tylers Green

Mixed Use Sites
• MU21 Wycombe Marsh
• MU33 Land off Wooburn Mead
Further potential housing site
• RES58 Frank Hudson Furniture
Rosebery Avenue
Other sites
• HM1 Holywell Mead
• KR1 Kingsmead Recreation Ground

Factory,
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RESERVED LAND
RL2 TERRIERS FARM
Context
5.5.3 The site is located on the northern side of High Wycombe occupying a sensitive area between Terriers
and Hazlemere. It contains pasture land and adjoins both the Chilterns AONB and the Terriers Conservation
Area.
5.5.4 A comprehensive development of the site is required to deliver residential development and associated
facilities, together with a park and ride facility.
Policy RL2 LAND AT TERRIERS FARM, HIGH WYCOMBE (23.1ha)
Allocate the site for housing development, related facilities, and a park and ride site. This is
subject to all of the following:
1. Provision of the following key land use requirements:
•
•
•
•

Residential development – indicative yield 400 dwellings
Local community facility and local shop around a small local centre
Small scale local employment around the centre
Provision of a 400 space park and ride facility close to the access on to Kingshill Road to
serve the northern corridor of High Wycombe
• On-site provision of open space, including pitches and allotments in line with the latest open
space standards.
• Provision of significant green space (formal and informal) to form part of the Green Wedge
running from Kings Wood through site to Grange Farm to the north – at north eastern end
of the site.
• Option to add adjacent site (Terriers House), incorporating B1 office use.
2.

Provision of the following:

Housing Mix
• Affordable housing in line with Core Strategy policy CS13 and Developer Contributions SPD
• A good mix of dwelling types and sizes, including family housing
• Consideration to be given to integrating an element of specialist elderly accommodation in
the form of extra care housing
Green Infrastructure and Design
In addition to the green wedge provision, and in some cases as part of it:
• A strong landscape structure to the development, including retention of strong landscape
and biodiversity features including:
o main north/south hedgerow route through the site
o Ladies Mile
o Screening of the site from the adjacent AONB
• Integration with the adjoining urban area
• Respect the adjoining Terriers Conservation area
• Children’s/teen play equipment at 0.8ha per 1,000 population
• Playing pitches based on 1.6ha per 1,000 population standard, and changing facilities to be
provided within the green wedge
• Allotments (0.21 ha per 1,000 population)
• Building for Life Standard – at least silver standard (14 out of 20)
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Policy RL2 LAND AT TERRIERS FARM, HIGH WYCOMBE (23.1ha) (continued)
Community
• Provision of a community hall
• Provision of a Local shop
Transport
• Provision of park-and-ride facility for 400 spaces, including appropriate passenger waiting
room, public toilets, access and egress, parking spaces, lighting, landscaping, CCTV and real
time passenger information - to be delivered as a first phase
• Vehicular access and emergency access off Kingshill Road;
• A distributor “loop” road through the site which avoids the main north-south ancient
hedgerow, and allows buses to penetrate the site with benefit of priority measures;
• Improvements to Totteridge Lane/Amersham Road junction, including bus priority
measures;
• Improvements to Kingshill Road/Amersham Road junction, including bus priority measures;
• Pedestrian footways along entire length of north side of Kingshill Road;
• Pedestrian crossing facilities on Amersham Road and Kingshill Road, to link with existing
footpaths and future desire lines;
• Walk/cycle connections to Hazlemere and Widmer End and to link in with the planned cycle
route to the town centre from Kingshill Road via Green Road
• Contributions to Developer Contributions SPD
• Measures to maximise travel choice for residents
• A transport assessment incorporating the above and addressing bus provision in conjunction
with park-and-ride facility (including financial provision to pump prime services), managing
the impact of traffic, and parking management (including what is the appropriate level and
means of providing parking).
• Vehicular access and separate emergency access off Kingshill Road
• Provision of a Travel Plan
Other
• Compliance with Policy B16 on Sustainable Construction including sustainable homes code
level 6 and at least 15% on site renewables
3. Phasing
Development of the site to take place not before April 2019 in accordance with phasing policy B3.
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5.5.5 Terriers Farm is a visually enclosed site but
contains high quality hedgerow features which it is
important to retain in any development. Its
importance within the Green Infrastructure
Network – between Kings Wood and Grange Farm
to the north – also means that any development
would need to provide a significant Green Wedge
within the site. This would help to mitigate against
the loss of community identify of the communities
either side of the development.

5.5.6 The park and ride is a strategic objective in
the Buckinghamshire County Council Local
Transport Plan with the aim of helping alleviate traffic
congestion on the northern approach into High
Wycombe and encouraging a greater share of travel
by non-car modes of traffic. The detailed delivery of
the park and ride facility is to be agreed with
Wycombe District Council and Buckinghamshire
County Council, with at least half the capacity of the
park-and-ride to be delivered at the start of the
development (i.e. occupation of the first dwelling) (78).

Fig. 5.23 Potential Development Areas at Terriers Farm

What were the other options considered?
5.5.7 The other potential land use option
considered was a mixed use development
incorporating housing and a much more major
quality B1 business development. However this was
not pursued as it is considered that there is not a
market for larger-scale B1 development in this
location.

Delivery
• Development not to take place until after April
2019, subject to Policy B3 on Phasing of
Greenfield Housing
• Delivery mechanism – private developers and
RSLs.
• Park and ride to be delivered in the first phase of
any development

Key Question
Q38. Should we seek to include the Terriers House site within the allocation, whilst retaining
the business development associated with Terriers House in some form?

(78) Towards 2026 - A Transport Strategy for High Wycombe
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RL5 GOMM VALLEY, HIGH WYCOMBE
Context
5.5.8 The Gomm Valley is identified as a single area in policy CS8 of the Core Strategy, but in assessing the site
for this document the Council has judged that there are two distinct development areas within it – Gomm Valley
and Ashwells, separated by a highly sensitive area of landscape. Overall the Council considers that the scope for
development is limited in this area.
5.5.9 Figure 5.24 categorises the varying levels of landscape impact caused by developing different parts of Gomm
Valley.The light blue lozenges (approx 45ha) indicate areas where development would have a highly damaging impact
on the landscape value of the site.WDC considers that development on these parts of the site should be strongly
resisted.
5.5.10 The purple lozenges (approx 5ha) indicate areas where development would have a significant impact on the
landscape value of the site, which includes development in the southern-most portion of the valley adjacent to the
Peregrine Business Park, Development here would:
•
•
•
•
•

Result in the loss of key hedgerows
Be likely to result in more significant ecological impacts
Harm important views from the east and south
Extend encroachment into the Green Infrastructure Network already caused by Peregrine Business Park
Harm the integrity of the rolling valley form

5.5.11 However the use of these parts of the site would enable the creation of a more comprehensive mixed-use
development, including a more significant contribution to the housing supply - including affordable housing - and the
provision of public transport links through the site. It would also avoid encroachment onto the most significant
ecological features of the site, e.g. the SSSI and the ancient woodlands.
5.5.12 The dark blue lozenges (approx 7ha) indicate areas where development would have a less severe impact on
the landscape value of the site.This area is concentrated on the sides of the site, adjacent to Pimms Grove/Pimms
Close and to Hammersley Lane.Whilst development here would still cause harm to views towards the site from
the south, these views have already suffered some degradation due to the visual impact of the adjacent development.
Figure 5.24 – Potential Development Areas at Gomm Valley, High Wycombe
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5.5.13 Set out below are some potential development principles for the site if development of the least
sensitive and some of the medium sensitive areas were to take place.
RL5 Gomm Valley (67 ha)
Allocate the site for housing development, nature conservation reserves, new natural
greenspace and possible business development.This is subject to all of the following:
1. Provision of the following key land use requirements:
• Residential development – indicative yield up to 400 dwellings.
• An option to include Business development in lieu of some residential development –
around 1ha of high quality business area as an extension to the Peregrine Business Park –
this would reduce the amount of housing on the site
• Community uses – 0.5ha including a neighbourhood centre including local shops, a
community hall and a play area
• Development will have to provide open space on-site; predominantly natural but could
potentially include pitches if possible – depending on gradients. Management agreements
for natural areas required.
2. Provision of the following:
Housing Mix
• Affordable housing in line with Core Strategy policy CS13 and Developer Contributions
SPD
• A good mix of dwelling types and sizes, including family housing
Green Infrastructure and Design
• A landscape and green infrastructure dominated approach to development
• A strong landscape structure to the development, including retention of important
landscape, biodiversity and archaeological features including:
- Gomm Valley SSSI
- Gomm Valley Local Wildlife Site
- Pimms Grove Ancient Woodland
- Little Gomm’s Wood BNS
- Consideration of Archaeological Notification Site
- Key hedgerows
• A series of linked nature reserves contributing to the protection of the above interests,
including provision of appropriate management with appropriate public access and
contributing to landscape diversity and Green Infrastructure Network, with management
by appropriate body and management funds provided.This network to have a strong northsouth link to provide wildlife corridors and a strong east-west link in the north of the site to
protect the structural and landscape integrity of the site.
• A series of linked nature reserves based around the current SSSI, LWS, BNS, BAP Priority
Habitat and Ancient Woodland.
• Priority to be given to the creation of calcareous grassland in greater part of the green
areas of the site under nature conservation management.
• Development to strictly avoid the areas of greatest landscape sensitivity
• Integration with existing urban area
• Playing pitches and play space to current standards
• Building for Life Standard – at least silver standard (14 out of 20)
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RL5 Gomm Valley (67 ha) (continued)
Community
• Delivery of on-site neighbourhood centre including local shops and community hall
• Contribution to a range of off-site community facilities in line with the Developer
Contributions SPD
• Maintenance of strong separation between High Wycombe and Tylers Green
Transport
• Provision of vehicle access onto Gomm Road, Pimms Grove and Hammersley Lane
• Junction improvement at Cock Lane/London Road
• Junction improvement at London Road/Gomm Road
• Junction improvement at New Road/Church Road
• Cycle access to east/west route
• Retention of footpaths through the site and improvements to pedestrian/cycle routes to
and within site,
• Contributions to local public transport improvements, including provision of high frequency
bus service through the site
• Provision of a Travel Plan
Other
• Compliance with Policy B16 Sustainable Construction including sustainable homes code
level 6 and at least 15% on site renewables
3. Phasing
Development of the site not to take place before April 2019 in accordance with phasing policy
B3.
5.5.14 This extensive site, lying at the eastern edge
of High Wycombe, separates the town from
Penn/Tylers Green. It is the last undeveloped chalk
valley in High Wycombe and is therefore of great
strategic importance in landscape and strategic green
infrastructure terms. Gomm Valley also contains
important ecological concerns (calcareous grassland,
broad-leaved woodland and species-rich hedgerows)
including the Gomm Valley Site of Special Scientific
Interest; and an archaeological notification site.
5.5.15 It is therefore of crucial importance that
development on this site is managed and delivered in
a sensitive and co-ordinated fashion, and that it
respects the limits to the developable area that these
considerations pose.

5.5.16 Development would be required to maintain
the continuity and integrity of the Green
Infrastructure Network running through the site. It
would also be required to maintain the parts of the
site which are assessed as being the most important
in landscape terms – the rolling fields in the centre
and north of the valley.The key ecological features –
the ancient woodland, the SSSI, the LWS and BNS –
would need to be maintained, respected and
managed. Therefore the extent of these constraints
lend themselves to the creation of nature
conservation reserves and woodland parks which
could serve the new development and the wider
District.
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5.5.17 This is a strategic site in terms of size and
therefore development should be mixed-use in
nature. In terms of the non-residential part of the
development, this could take the form of an
extension to the adjacent Peregrine Business
Park, a prime business area.

Policy RL6 ASHWELLS,TYLERS GREEN (7.5ha
site)

5.5.18 The site lies at the eastern-most edge of
High Wycombe and is therefore relatively remote
from public transport, services and community
facilities – it lies on the borders of Accessibility
Zones 4 and 5.This coupled with the fact that this
would be an extensive development, means that
any development would be required to provide a
neighbourhood centre with local shops and
community facilities. Development would also
need to contribute towards local transport and
accessibility improvements – including walking,
cycling and public transport improvements.

• Residential development – indicative yield
100 dwellings maximum
• Open space and allotments

Delivery
• Development not to take place until after
2019, subject to Policy B3 on Phasing of
Greenfield Sites.
• Delivery mechanism – Private developers,
local nature conservation groups (e.g.
BBOWT) RSLs and WDC.
Key Questions
Q39.What do you think are the most
appropriate areas for development on
the site?
Q40.What do you think of the potential
site development principles?
RL6 ASHWELLS,TYLERS GREEN
Context
5.5.19 This site forms the northernmost part of
the Gomm Valley reserve area, but is quite distinct
from the potentially developable parts of the
remainder of the Gomm Valley. As such it is
considered separately.

Allocate the site for housing development.This
is subject to all of the following:
1. Provision of the following key land use
requirements

2. Provision of the following:
Housing Mix
• Affordable housing in line with Core
Strategy policy CS13 and Developer
Contributions SPD
• A good mix of dwelling types and sizes,
including family housing
Green Infrastructure and Design
• Allotments (on portions of the western and
southern fields) and/or pitch provision
• On-site open space provision (amenity
space), including a landscaped buffer on the
north-eastern tip of the site bordering
existing properties on Wheeler Avenue and
at the southern boundary of the site where
it adjoins the BNS Hedgerow.
• Development to avoid the western field of
the site as this is the areas of greatest
landscape sensitivity
• Integration with existing urban area
• Compliance with Policy B16 Sustainable
Construction, including sustainable homes
code level 6 and 15% on site renewables
• Building for Life Standard – at least silver
standard (14 out of 20)
Community
• Contribution to a range of off-site
community facilities in accordance with the
Developer Contributions SPD
Transport
• Vehicular access off Ashwells
• Emergency access off Wheeler Avenue
• Retention of footpaths through the
site/improvements to pedestrian/cycle
routes to and within site,
• Contributions to improve public transport
3. Phasing
Development of the site not to take place
before April 2019, in accordance with phasing
policy B3.
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5.5.20 Ashwells is a greenfield site made up of
pasture and paddocks, located at the very northern
and of the Gomm Valley, on the eastern side of High
Wycombe occupying a sensitive area between
Penn/Tylers Green and Kings Wood and Micklefield.
It is part of the Green Infrastructure Network
running north to south through the east of the town.
Any development would need to respect this and
contribute towards the Green Infrastructure
Network.
5.5.21 The landscape sensitivity of the site limits the
developable area. The sloping landform on the west
of the site is particularly important in enabling
attractive views to and from Micklefield and Kings
Wood, whereas the eastern segment of the site is
more self-contained visually.

5.5.22 In terms of public transport and accessibility
to public services and community services, Ashwells
is poorly located. It is in Accessibility Zone 5 and is
relatively remote from employment facilities on
London Road, local facilities in Tylers Green and the
more extensive range of facilities in High Wycombe
town centre.Therefore development would need to
contribute towards local transport and accessibility
improvements – including walking and cycling
improvements - and towards improved access to
community facilities.
5.5.23 This site has potential to provide allotments
to help address the current shortfall.There is scope
for this provision to take place in advance of any
housing development on the site, provided it does
not prejudice the ability to deliver housing on the
site in the longer term.

Fig. 5.25 Potential Development Areas at Ashwells

Delivery
• Development not to take place until after 2019,
subject to Policy B3 on Phasing of Greenfield
Sites
• Delivery mechanism – WDC (landowner) and
RSLs

Key Question
Q41. Do you agree that we should
allocate Ashwells and the rest of Gomm
Valley separately?
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MIXED USE SITES
Policy MU21 Wycombe Marsh (18 ha)
The preferred option is that this site be allocated as a mixed use development for the following:
• Approximately 465 dwellings;
• At least 2 hectares of employment generating activities in including an element of B1 (c)
The redevelopment should include:
• The early provision of a distributor road through the site providing two points of access onto
London Road at the Ryemead Way/London Road/Micklefield Road access point and a second
access point to the east of the site;
• No physical obstruction to the provision at a later date of a new access road linking the site
distributor road to Abbey Barn South
• High quality fully integrated provision for public transport with accompanying bus priority
measures together with safe and convenient pedestrian/cycle access through the site with
footpath and cycle links between the development and London Road (at the second access
point), Bowden Lane,Wrights Meadow Road and Bassetsbury Lane;
• The retention and enhancement of the landscape setting and amenity of the two river
corridors; the provision of a wildlife corridor between the River Wye and the Bassetsbury
allotments; and the provision of on-site public open space linking the river Wye to Back
stream.
• Provision for future community development at a site within Abbey Barn Road as part of
the phase 1 development (as secured by the legal agreement of 2003) and with the
possibility of a 700 sq. m. community development within the employment land as part of
the phase 2 development (as secured by the legal agreement of 2007 as revised 2009).
• The retention of the former High Wycombe to Bourne End railway line as a recreation
route safeguarding its future potential use as a transportation route.
The redevelopment could also include a Hotel.
Development will not be permitted until the phasing of a comprehensive redevelopment has
been secured.
5.5.24 The Wycombe Marsh site is a former paper
mill and sewage treatment works located on the
eastern side of High Wycombe on the A40 London
Road.
5.5.25 The site is an allocation in the adopted Local
Plan and it has been identified as a saved policy until
the site is completely redeveloped. It is proposed
that this allocation be brought forward into the
Delivery and Site Allocations DPD to ensure that a
mixed use development is delivered.
5.5.26 The site has planning consent for mixed use
development comprising 450 to 465 dwellings
(including 30% of bedspaces as affordable housing)
and 2 hectares of employment generating uses (up to
10,000 sq. m. B1 floor space of which up to 700 sq.
m. may be community uses (within use class D1)).
Associated open space; internal roads; associated car
parking, pedestrian and cycle routes; ecological and

environmental improvements and
including details of access to the site

landscaping

5.5.27 Construction of the affordable housing
element of the permitted scheme is currently
ongoing.
5.5.28 Redevelopment of this site provides an
opportunity to create a sustainable and quality
environment, both in terms of the physical
environment and the accessibility of the site. A key
element of redevelopment is the provision of the
road through the site.This is important in order not
to have an negative impact upon the highway capacity
of the London Road, to allow a bus service to run
through the site and for a quality pedestrian and
cycle route to London road at the eastern end of the
site and create an attractive design ensuring the
development is not provided in the form of a cul-de
sac.
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Fig 5.26 MU21 Site Concept Diagram (indicative only)

Delivery
• Delivery mechanisms – private developer and WDC
MU33 Land Off Wooburn Mead (0.42 ha) and Land Adjacent to S R S Joinery Ltd (0.42 ha)
The preferred approach is that land off Wooburn Mead is allocated to provide open space and
address local need for allotments, and that land adjacent to S R S Joinery Ltd be allocated for
residential uses.
The development should provide the following:
• The northern site, land Off Wooburn Mead, must provide open space to address local open
space deficiency.This should include the provision of allotments to meet local need.
• The southern site, land adjacent to S R S Joinery Ltd, is allocated for residential uses. The
development of this site is dependent on the provision of open space, including allotments,
on the land off Wooburn Mead.This site should provide approximately 17 dwellings.
5.5.29 This site has been identified through
Wycombe’s Strategic Housing Land Availability
Assessment. There is potential for residential
development but open space deficiency must be
addressed before development can take place. The
land adjacent to SRS Joinery Ltd is to be redeveloped
for residential on the condition that the land off
Wooburn Mead is used to provide open space and
allotments. Development of both sites would
exacerbate open space deficiency but by bringing
forward both sites in this manner quality open space
for the local community can be secured along with
residential development to meet housing need.

5.5.30 The land off Wooburn Mead is adjacent to an
existing open space use, the Meadow School playing
fields, whilst the land adjacent to SRS Joinery Ltd is
easily accessed via an existing access road; making
both sites appropriate for their respective
allocations.
Delivery
• Delivery mechanisms – Buckinghamshire County
Council, private developer and Wycombe District
Council.
• Provision of affordable units in line with Core
Strategy Policy CS13 and Developer
Contributions SPD
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FURTHER POTENTIAL HOUSING SITES
5.5.31 The following site has been identified as a future potential housing site through the 2008-09 Strategic
Housing Land Availability Assessment. The following site could now be allocated in order to provide housing
and/or a mix of uses including housing.
• RES58 Frank Hudson Furniture Factory, Rosebery Avenue
OTHER SITES
Policy HM1 Holywell Mead, High Wycombe (0.9ha)
The site is allocated for a mix of community and leisure uses. Any development should:
• Respect and enhance the recreational, landscape and conservation value of the Rye through
high quality design and landscaping
• Not encroach into the designated green space
• Consider the scope for parking at this site to be dual use, i.e. allows long stay users to park
and walk to the town centre, if and when it is not required for other uses.
5.5.32 The recent closure of the swimming pool has meant that a site policy has been put forward for this site
to ensure that development makes the best use of a key site at the heart one of the key green spaces and
recreational areas in the District
5.5.33 The policy seeks to enhance the recreational and community role of area through appropriate
redevelopment, while recognising it is in a sensitive location at the heart of the Rye and that development will
need to be of a very high standard.
What were the other options considered?
5.5.34 The site could be shown as a green space, although this option was not taken forward as it is important
to set out positively what the Council intends to do with the site, whilst fully recognising its sensitive location.
Policy KR1 Kingsmead Recreation Ground (Netball Centre and Depot) (16ha)
The site is allocated for a mixed use redevelopment. Development should provide:
• Enhanced sports facilities, including an enhanced netball centre with improved changing
facilities
• Improved car parking
• Dual use of the car park - making satisfactory provision for those visiting the recreation
facilities and facilitating use by those who wish to park and continue their journey to the
centre by bus during the working week
• A limited amount of enabling residential development
• Direct vehicular access off London Road, including provision of a bridge over the River Wye.
• Any lighting of new netball courts will need to minimise light spillage into nearby residential
dwellings
• Provision of 8m buffer to the stream/river and ensure enhancement of the stream as a
green corridor
• Take account of potential flood risk in the area
5.5.35 The Kingsmead Recreation ground is 16 ha park located on the southern side of High Wycombe
between Kingsmead Road and the London Road. This allocation applies to the area occupied by the Netball
centre and Council depot.
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5.5.36 The netball centre is a regional centre, but
has been identified as being in need of an
improvement/upgrade, including a re-provided
pavilion and additional courts. Subject to the
relocation of the Council depot this site could
provide both a new netball centre as well as a small
scale/informal park and ride facility.This would allow
parking and walking (via the existing foot bridge or
new road bridge) to London Road and using the
existing bus services on London Road. This fits well
with the draft High Wycombe Transport Strategy and
as the Netball centre use is primarily weekends (and
evenings) there is scope for shared use of the parking
for the park and ride during the week. A careful
parking management approach will need to be taken
to ensure that appropriate provision is made for all
users.
5.5.37 Although part of this site is located within a
High Flood Risk zone, the types of development
proposed are compatible with the level of flood risk
– a flood risk assessment will however be required.
What were the other options considered?
5.5.38 The allocation of this area as green space
would not assist with promoting improved
recreation facilities. Integrity of the recreation
ground need not be harmed and indeed should be
enhanced through the proposals.
5.5.39 Alternative enabling development, such as
retail, was not considered appropriate due to
sequential test considerations.
RES11 BELLFIELD FIRST AND MIDDLE
SCHOOLS
5.5.49 There were errors in the development
principles set out in Appendix 1 of the February
2007 Preferred Options Site Allocations document
in relation to this site, notably the reference to a care
home. Instead of referring to these principles,
reference should be made to the development
principles for the site set out in Appendix 2 of the
Local Plan (January 2004) (where it is referred to as
the Garratts Way site) and the adopted development
brief(79). Any future policy for the site, of needed, will
be based on the policy/guidance in these two
documents.

5.6 MARLOW
What’s changed since February 2007?
5.6.1 Many of the proposals from the Feb 2007 Site
Allocations document still apply. The main areas
where proposals have been updated or where there
are new proposals are:
Marlow town centre
• Food retail site allocation(s)
• Retail frontages policy approach
Additional housing site
• Liston Road car park (potential site)
Transport:
• Proposed Marlow cycle network
Context
5.6.2 Marlow is a vibrant place with many assets,
not least its historic core and its setting both on the
banks of the River Thames and the edge of the
Chiltern Hills. It has a strong economic base aided by
its strategic location in the Thames Valley with good
communications to the nearby Berkshire towns. It
has a lively town centre which, together with its
riverside setting, is popular with tourists.
5.6.3 The Core Strategy (Policy CS 5) sets down
the strategic policy framework for the town focusing
on maintaining the vibrancy and attractiveness of the
town.
Marlow Town Centre Retail Issues
Policy MR1 Primary Shopping Frontages Marlow
Within the Primary Shopping Frontages in
Marlow, the Council will only accept
development which:
• results in no net loss of Class A1 frontage and
• which maintains an active ground floor
frontage.
Exceptions to this approach may be made
where development:
• Demonstrably assists in the continued
preservation or rehabilitation of a listed
building which would not otherwise be
achieved; or
• Creates independently accessible residential
unit(s) from vacant space above ground floor
town centre uses.
See Map 15 Marlow Primary and Secondary
Shopping Frontages in Appendix 6.

(79) Bellfield First and Middle Schools. Garratts Way High Wycombe: Development Brief (WDC, 2003)
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Policy MR2 Secondary Shopping Frontages Marlow
Within the Secondary Shopping Frontages
in Marlow the Council will only allow
development which:
• Does not result in a net loss of Class A
use class frontage; and
• Does not result in more than 40% of
frontage length being in non-A1 (i.e.
non-shop) use; and
• Retains an active shop frontage
See Map 15 Marlow Primary and Secondary
Shopping Frontages in Appendix 6.
5.6.4 For Marlow, Core Strategy Policy CS5 says
the vitality and viability of the town centre should be
maintained, conserving its historic core and
improving its facilities and services to better serve
the local catchment. Marlow town centre is in Tier 2
of the Town Centre Hierarchy in Core Strategy
Policy CS10, with a role as an important service
centre serving its rural catchment area.
5.6.5 In relation to policies for the protection of
retail frontages, this document is suggesting changing
the approach to measuring town centre uses, from
units to frontage length. This to reflect the fact that
it is the effect of the shop frontage presented to the
street which has a key impact on overall character,
diversity and vitality.
5.6.6 The retail and town centres section of this
document notes that vacancy rates in retail units in
Marlow have increased but those increases are less
severe than in High Wycombe. However, the number
of vacant units has increased in Marlow town centre
in recent months.
5.6.7 Overall it is considered appropriate to
continue a strong degree of protection for A1
frontages particularly in the face of pressure to
change uses to A3. Wycombe District Council
considers that too much of a dominance of A3 uses
in the heart of the town centre would threaten to
undermine the vitality and viability of the town
centre by reducing its diversity.Therefore, in terms of
the extent of the frontages (as opposed to the
means of calculating uses within them), it is not
considered necessary to alter these for Marlow,
given the continuing need to protect the core of
both towns for retail use.

Town Centre Retail Site Allocations
POLICY MU28: RILEY ROAD (1.4ha)
This site is allocated for comprehensive
mixed-use development primarily for retail
use. Food retail, as a primary use (well
integrated with existing town centre retail),
with some ancillary residential uses, will be
acceptable.
Key Development Requirements:
• Maximum use of the area through land
assembly, possible realignment of Riley
Road, and provision of a comprehensive
servicing and rear access to the West
Street frontages;
• The design and appearance of the
buildings should reflect their function
and respect the open aspect of Riley
Park Trust, Marlow Conservation Area
and residential buildings to the north;
• Provision of public parking to meet
current and future needs;
• Retaining and enhancing the pedestrian
links to West Street;
• Protecting existing rear servicing before
the
provision
of
the
above
comprehensive scheme
• Compliance with the Riley Road
Development Brief, including the
delivery of 40% affordable housing from
the residential element of development
and the use of sustainable construction
techniques (see Policy B16)
• Environmental enhancements to car
park, pedestrian links and Riley Park
Trust boundary
Delivery
• Anticipated timing of development: 2009-14
• Delivery mechanism: WDC, private sector
developers
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5.6.8 It remains the Council’s aspiration that
comprehensive development should be delivered on
the Riley Road site, in accordance with the Adopted
Local Plan policy and the approved Riley Road
Development Brief (April 2009).This reflects the fact
that previous studies and plans have recommended
that the implementation of an enlarged food store at
Riley Road should be a priority.Therefore the above
is proposed as a policy approach. However, for
various reasons including fragmented land
ownership, this has proved difficult to deliver.
5.6.9 Nevertheless, the latest retail expenditure
capacity projections continue to show that there is
sufficient expenditure capacity for new food store
development in the town over the plan period. If the
current modest extension proposed by Sainsbury’s
to the food store on Riley Road were to be
implemented, projections suggest that there is
capacity for more convenience (food) floor space in
the town, ranging between 771m2 in 2009 to 993m2
in the period to 2026, with much of this being before
2016.

5.6.10 Therefore the Council wishes to seek views
on the best way of addressing that potential. There
are two approaches:
Option 1
• The Riley Road site should continue to
constitute the site for future food store
provision in Marlow, with a larger scale food
store as part of a more comprehensive
development of the site
Option 2
• The need is met through the allocation of more
than one site – a two site strategy involving the
modest extension of the Riley Road site and the
provision of a modest sized second site. In terms
of this alternative approach, the following have
been assessed as potential locations for food
stores in Marlow:
- M1 Liston Street Car Park
- M2 Portlands
- M3 Dean Street Car Park
Table 17 outlines the pros and cons of each site for
a food store.

Table 17 Benefits and Disbenefits of Food Store Options
Site (size)
M1 Liston
Road Car Park
(0.39ha)

M2 Portlands
(1.5ha)

M3 Dean St.
Car Park
(0.25ha)

Benefits

Disbenefits

• Sustainable location
(edge-of-centre in retail
terms).
• Scope for other uses
above a store

• Small site – but capable of accommodating 1,000 sq m
floor space
• Potential alternative allocation for residential uses and
decked public car parking (see below).
• Lacks prominence on a main frontage
• Lack of pedestrian access from main shopping area

• Sustainable location
(edge-of-centre in retail
terms).
• Development would
utilise a currently underused site.
• Could form part of
mixed-use,
comprehensive
development.
• Could help deliver link
road between Malthouse
Way and West Street.

• Currently allocated for housing.
• Constrained site in terms of conservation and
townscape (site falls within Marlow Conservation
Area). Development here would need to comply with
the principles outlined in the Portlands Development
Brief (2005).
• Would lead to loss of town centre parking (on West
Street Car Park) unless alternative found
• Lacks prominence on a main frontage
• Lack of pedestrian access from main shopping area
• Requires retention of mature trees on the site
• Multiple landownership

• Sustainable location
(edge-of-centre in retail
terms) with good road
frontage.
• Scope for other uses
above a store

• Small site – but capable of accommodating 1,000 sq
m floor space
• Would lead to loss of town centre parking unless
alternative found
• Outside but adjacent to Marlow Conservation Area
• Separation from existing shop frontages.
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5.6.11 This includes delivery of the Riley Road store
expansion according to the latest planning
application submitted by Sainsbury’s, which proposes
a modest increase in the size of the current store.
5.6.12 It is therefore clear that there is an identified
need for further floor space capacity above and
beyond the current application, and in the absence of
any certainty over delivery of a more comprehensive
scheme at Riley Road (which has proved difficult to
deliver due to fragmented landownership),WDC has
assessed the suitability of other sites to meet this
need.
Key Questions
Q42. Do you think we are right to consider
a second site for a food store?
Q43. Out of the three potential ‘second
sites’, which do you think would be the most
appropriate? Are there any other potential
sites?

5.6.14 Land for development in Marlow town
centre is highly constrained. Redevelopment of the
Liston Road car park provides an opportunity to
make better use of the land available. This includes
the possible provision of residential development in
a highly sustainable town centre location and
facilitates the improvement of parking facilities for
locals and visitors, in turn supporting Marlow’s town
centre. Alternatively, as noted above, it is a potential
option as food retail site.The site has easy access to
the High Street and associated services and facilities.
Delivery
• Anticipated timing of the development is post2019.
• Delivery mechanisms – WDC and private
developer.
• The residential development will need to meet
the cost of decking the car park.

MARLOW: SITE SPECIFIC POLICY

Key Questions

5.6.13 If Liston Road car park was not considered
suitable or required for retail development as
outlined above, the site could be considered for a
mixed use development including residential. This is
outlined in the policy below.

Q44.What do you think is the most
appropriate form of development for the
Liston Road car park site? Do you agree
with the options outlined above? What
other uses, if any, do you think we should
consider?

Policy M1 LISTON ROAD CAR PARK
(0.39ha)

MARLOW CYCLE NETWORKS

The site offers the opportunity for a mixed
use development for either;

5.6.15 The Marlow cycle network is discussed in
the Transport Infrastructure section of this
document.

Option 1 - Retail development (potentially
with residential above) subject to the retail
options outlined above, or
Option 2 - residential development
together with decked car parking.
The development should provide the
following:
• Make provision for the equivalent
amount of parking to support Marlow
Town Centre.
• Design and layout which is sensitive to
the Marlow Conservation Area and does
not overly impact on surrounding
amenity.
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5.7 Princes Risborough

Figure 5.27 Potential Greenfield Sites in Princes Risborough

What’s changed since February 2007?
5.7.1 The main issues that this document deals
with that have changed or been updated from the
Preferred Options Site Allocations document in Feb
2007 are:
• A more detailed consideration of how housing
requirements are to be met in Princes
Risborough, including potential site options.
• Updates to the policies for retail frontages in the
town centre
• An additional potential housing site
Context
5.7.2 Princes Risborough and the surrounding area
are facing challenges. It lies just to the south of
Aylesbury where major growth is planned with
potentially significant implications for the town, not
least in terms of additional traffic. It is a small market
town lying immediately beneath the Chiltern
escarpment with the Green Belt and AONB up
against its eastern edge. Core Strategy Policy 6 sets
out a vision for Princes Risborough.
HOUSING IN PRINCES RISBOROUGH
5.7.3 The Housing section of this document
highlights that there are a number of potential
options for meeting the housing requirements for
Princes Risborough and the north of the District.
Some of these options involve meeting the
requirements by allocating a greenfield (urban
extension) housing site on the edge of the town.
Others rely on the potential for additional
brownfield sites coming forward or being identified.
5.7.4 The potential greenfield housing sites are
(see Figure 5.27):
• Park Mill Farm
• North of Longwick Road
• Rear of Poppy Road

5.7.5 Key issues in assessing the sites include:
Park Mill Farm (26ha)
• A very major extension to the town, and much
greater than anticipated in strategic planning
documents
• Concern over isolation of development if not
well connected
• Relatively close to the town centre if high quality
direct links are provided
• Loss of high grade agricultural land
• Sewage treatment capacity and relocation issues
• Improvements to public transport accessibility
required
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North of Longwick Road (18ha)
• A major extension to the town, greater than
anticipated in strategic planning documents
• Concerns over isolation of development if not
well connected
• Further from the town centre than Park Mill
Farm
• Loss of high grade agricultural land
• Sewage treatment capacity issues
• Improvements to public transport accessibility
required but close to Monks Risborough station
Rear of Poppy Road
• Smaller scale development more in keeping with
strategic context for area
• Loss of designated Green Belt land
• Potential for better integration with existing
settlement but access issues
• Further from town centre but closer to railway
station
• Potential flood risk for part of site
5.7.6 In addition to your views on the different
options set out in the Housing section on the best
overall approach, we would welcome your views on
the following questions.
Key Questions
Q45. If a greenfield site had to be allocated
at Princes Risborough, which of the three
above would be most appropriate?
Q46. If one of the sites had to be developed,
do you agree with the potential key site
development principles for these sites set
out below?
5.7.7 If Park Mill Farm were to be released some
of the key principles for development could, based
on the Local Plan policy for the site, include:
• Integrated well with the rest of the town,
particularly the town centre, through effective
transport links to the town, and community
facilities
• Specifically, provision of high quality and direct
pedestrian and cycle link(s) across the Aylesbury
railway line, including a route across Wades Park
to give direct access to the town centre
• Other
pedestrian
and
cycleway
improvements/provision

• Access off Longwick Road, emergency/secondary
access under the Banbury railway line
• Start up bus service linking the site to the town
centre and railway station and improvement of
existing services
• Local junction improvements
• Open space, playing pitches and children’s play to
meet current standards
• High quality structural landscaping
• Development to take account of visual impact
from Whiteleaf Cross and the AONB generally
• Contributions to various forms of infrastructure
and facilities, including to built sports
facilities/community hall
• Relocation of sewage works to Haddenham
• Affordable housing in line with Core Strategy
Policy 13 (40% bedspaces)
• 15% renewables and Sustainable Homes Code –
level 6
5.7.8 If land north of Longwick Road were to
be released for development then a number of the
principles for the development of Park Mill Farm
would also apply to the development of this site.
These principles include:
• Integration of the site with the rest of the town
including with the town centre
• High quality accesses across the Aylesbury
railway line to connect with the town, including
for pedestrian/cyclists
• Improved public transport provision to the town
centre and main railway station
• Walk/cycle route to Monks Risborough station
and to the town centre
• Appropriate vehicular accesses to the site and
necessary junction improvements
• Open space, landscaping, visual impact, and
contributions to infrastructure and facilities,
affordable as per Park Mill Farm
• Ensuring adequate capacity at the sewage works
or secure its relocation
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5.7.9 If land off Poppy Road were to be
allocated, this would require a change to the Green
Belt. Issues relating to the development of the site
would include:
• Securing quality pedestrian and cycle links to the
town centre and railway station
• Securing satisfactory access to the site
• Impact of the development on the adjoining Area
of Outstanding Natural Beauty
• Improving public transport provision in the area
• Taking account of flood risk constraints on the
site
• Securing provision of appropriate on site open
space, landscaping, affordable housing, and
contributions to other infrastructure and
community facilities as per Park Mill
Farm/Longwick Road sites.
TOWN CENTRE – RETAIL FRONTAGES
Policy PR1 Primary Shopping Frontages Princes Risborough
Within the Primary Shopping Frontages in
Princes Risborough, the Council will only
accept development which:
• results in no net loss of Class A1 shop
use floor space; and
• which maintains an active ground floor
frontage.
Exceptions to this approach may be made
where development:
• Demonstrably assists in the continued
preservation or rehabilitation of a listed
building which would not otherwise be
achieved; or
• Creates
independently
accessible
residential unit(s) from vacant space
above ground floor town centre uses.
See Map 16 Princes Risborough Primary
and Secondary Shopping Frontages in
Appendix 6.

Policy PR2 Secondary Shopping Frontages Princes Risborough
Within the Secondary Shopping Frontages
in Princes Risborough, the Council will only
allow development which:
• Does not result in a net loss of Class A
use class floor space; and
• Does not result in more than 40% of
frontages being in non-A1 (i.e. non-shop)
use; and
• Retains an active shop frontage.
See Map 16 Princes Risborough Primary
and Secondary Shopping Frontages in
Appendix 6.
5.7.10 In relation to policies for protection of retail
frontages, this document is suggesting changing the
approach to measuring town centre uses from units
to frontage length.This is to reflect the fact that it is
the effect of the shop frontage presented to the
street which has a key impact on overall character,
diversity and vitality.
5.7.11 The retail and town centres section of this
document notes that vacancy rates in retail units in
Princes Risborough have increased but those
increases are less severe than in High Wycombe.
5.7.12 There has been much concern in the town
over this increase in the proportion of empty shops.
In large part, this is a reflection of the economic
downturn. The Council is committed to working in
partnership with local stakeholders to address
means of bringing empty units back into operation,
and will also listen to views as to whether and how
the structure of the shopping core of the town
centre should change. Any such development would
need to ensure the town centre continues to meet
its role identified in Core Strategy policy CS6, as a
vibrant market town at the heart of a network of
sustainable communities, as well as its position in
Tier 2 of the Town Centre Hierarchy in Core
Strategy policy CS10.
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5.7.13 However, in terms of frontages, it is not
considered necessary to alter these for Princes
Risborough, given the continuing need to protect the
core of the town centre for retail use to ensure
vitality and viability. Similarly, new allocations such as
for larger scale development are not considered
appropriate given the small-scale nature of retail units
in the town and its position in the town centre
hierarchy.
5.7.14 However, the Council will listen to alternative
views on this issue as well as any proposals for new
allocations.

Key Questions
Q47. Do you agree with the continuation of
policies for protecting retail in Princes
Risborough?
Q48. Do you think new sites should be
allocated for retail or mixed-use
development in Princes Risborough?
PRINCES RISBOROUGH: SITE SPECIFIC
POLICIES
5.7.15 Our preferred approach to the sites listed
below remains as at February 2007 Preferred
Options:
•
•
•
•

GBA23 Longwick Road
GBA 24 Princes Estate (Ercol Holdings Ltd.)
MU25 South of Horns Lane
RES32 Elmbrook & Adjacent Paddock and
Hubbard Works, Mill Lane

SR4 KER MARIA NURSING HOME,
AYLESBURY ROAD (1.05 ha)
The preferred approach is that this site be
allocated for special residential.
The development should provide the
following:
• Re-provide
special
residential
accommodation on the site which should
match, if not exceed the provision
currently on site in order to continue to
address local need.
• All
non-institutional
residential
development to meet the requirements
of the Developer Contributions SPD,
particularly in regard to affordable
housing.
• The development must respect and be
sensitive to the neighbouring Princes
Risborough conservation area.

5.7.16 Redevelopment of the site will ensure that
the special residential accommodation is provided to
modern standards of accessibility and secure longer
term provision of care to address the need for
special residential in Princes Risborough. Provision of
affordable units will allow the development to meet
the varying needs of residents.
5.7.17 An element of residential is acceptable in
order to facilitate the redevelopment of the site and
secure the re-provision of the special residential.
Delivery
• Anticipated timing of the development is 2014 –
2019.
• Delivery mechanisms – private developer and
site owner.
• Provision of affordable units.
• Indicative dwelling yield – 21 units
Policy MU20 PICTS LANE
The preferred option is that this site be
allocated for a mixed use redevelopment.
Development of this site should include:
• 60/40 split between residential uses and
business uses
• Onsite provision of open space and play
provision
• Provision of a pedestrian/cycle bridge
over the railway
• Retention of existing TPO trees
• Allow for an extension to the station car
park should that be required by the rail
operator, and improved access and
circulation arrangements for the station
• Potential to provide a hotel and/or
community facilities on the site
• Comprehensive
approach
to
development of the site
• Satisfactory relocation of businesses as
appropriate
• Improved public transport links to the
town centre
• Account should be taken of the
Development Brief produced by the
Council for this site in 2007 (80)

(80) Picts Lane and the Station Area, Princes Risborough: A Non-Statutory Brief for Redevelopment (WDC, 2007)
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5.7.18 The Picts Lane site is a manufacturing site
located on the southern edge of Princes Risborough
next to the Railway Station.The site is made up of a
number of different ownerships, the southern part of
the site has had the buildings cleared and those
remaining are vacant.The northern part of the site is
occupied by a builder’s yard and the Hypnos factory.
The site has poor road access to the town and
isolates the station from the rest of the town.
5.7.19 The owners of the Hypnos site are seeking
to relocate to new premises and it anticipated that
this will be close to or within Princes Risborough so
as to retain jobs within the area. If this is achieved
there is scope for a degree enabling development to
be included within the redevelopment of this site to
facilitate this.
5.7.20 Redevelopment of this site provides an
opportunity to better integrate the station with the
town, meet local housing needs and create a better
quality environment around the railway station.
5.7.21 Development of this site should allow for an
extension of the railway station car park either
directly on site or in conjunction with any
development on the adjacent General Business Area
to the south.
Fig. 5.28 MU20 Site Concept Diagram (indicative only)

Existing development
to be retained
Proposed new
development areas.
Not to scale

5.8 BOURNE END
Context
5.8.1 The housing section of this report explains
the context for the possible release of potential
greenfield sites. Slate Meadow is one of these sites
and if it is required Policy RL1 sets out the potential
policy requirements for the sites. There are also
potential options for which part of the site should be
developed.
Policy RL1 SLATE MEADOW (10ha)
Allocate the site for housing development.
This is subject to the following:
Residential development – indicative yield
150 dwellings
Housing Mix
• Affordable housing in line with Core
Strategy policy CS13 and Developer
Contributions SPD
• A good mix of dwelling types and sizes,
including family housing
Green Infrastructure and Design
• Either retention of current designated
village green in its current location or
relocation to the eastern end of the site to
form a new open space adjoining the River
Wye, subject to completion of any
necessary statutory procedures
• Green corridor providing access link for
wildlife and people through the site to
form part of the Green Infrastructure
Network (0.5ha), joining the former
Bourne End/High Wycombe railway line
with the River Wye
• Tree-lined buffer in the north-west corner
of the site to be maintained (0.3ha)
• Provision of outdoor pitches, children’s
and teen play space/facilities in
accordance with Policy B14
• Flood Risk Assessment to address any
necessary
flood
risk
management/mitigation measures
• Retention of key hedgerows within the
site
• Integration with existing urban area

134

Delivery & Site Allocations Update Consultation - June 2009 133

5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
Policy RL1 SLATE MEADOW (10ha)
(continued)
• Compliance with Policy B16 Sustainable
Construction including Sustainable
Homes Code level 6 and at least 15% on
site renewables
• Building for Life Standard – at least silver
standard (14 out of 20)
Community
• Contribution to a range of off-site
community facilities in line with the
Developer Contributions SPD
Transport
• Vehicle access onto Stratford Drive and
Willows Road
• Local access road across the development
between Stratford Road and Willows
Road (close to former railway line) with
traffic calming
• Junction
improvements
A4094
Brookbank/Stratford
Drive
and
A4094/Willows Road
• Pedestrian crossing facilities and 20mph
speed limit on A4094 Cores End Road
between Frank Lunnon Close and Cores
End roundabout
• Pedestrian/cycle access onto Stratford
Drive and Frank Lunnon Close
• Pedestrian/cycle route on former disused
railway line including provision of allweather surface
• Retention of footpaths through the
site/improvements to pedestrian/cycle
routes to and within site
• Provision of a Travel Plan
• Contribution to improvements to public
transport
Phasing
Development of the site not to take place
before April 2019 in accordance with phasing
policy B3.

5.8.2 This site is a flat site of pasture fields with a
stretch of woodland and is adjacent to the River
Wye. Whilst not containing any significant landscape
or ecological constraints, the site is a key part of the
Green Infrastructure Network which runs through
the site from the local landscape area in the north to
the AONB in the south and beyond. It is also highly
valued by the local community as a strategic
separation between the settlements of Wooburn and
Bourne End. Reflecting this, the northern-most
segment of the site was designated as a Registered
Village Green in 2003.
5.8.3 It is therefore essential that any development
on this site retains a significant portion of public
open space. Whilst this may include the existing
Village Green, the latest legislation allows potential
land swaps so that the public open space could be
relocated to other parts of the site, such as fronting
on to the river.
5.8.4 One option for the site could be to retain the
Village Green in its current location so that it can
continue to be used as it is now. However this would
fail to take advantage of the river corridor.Therefore
a second option could be to move the Village Green
to the front of the site so that it incorporates the
river. Either way, the retention of a green on the site
would maintain the separation of Wooburn and
Bourne End and would contribute to the integrity of
the Green Infrastructure Network.
5.8.5 Given the size of the site and the need to
retain open space, it is unlikely that any development
would consist of a mix of use beyond residential.
However it is essential that development contributes
towards improving access to services and
community facilities.
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5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
Options for Development
5.8.6 There are two options for the potential
developable areas at Slate Meadow. The options
involve the location of the village green.
Fig. 5.29 Slate Meadow Potential Developable Areas –
Option 1

Key Question
Q49. Should the Village Green be left in its
current location or could it be located
elsewhere within the Slate Meadow site?
OTHER RESIDENTIAL SITES
Policy RES57 REAR OF 29-39 AND 37
FURLONG ROAD, BOURNE END (0.16ha)
This site is allocated for residential
redevelopment.The development should:
• Provide a public footpath through the site
to allow access from Furlong Road to the
public right of way at the rear of the site.
• Make provision for the retention of the
TPO tree.
• Provision of approximately 5 dwellings.

Fig. 5.30 Slate Meadow Potential Developable Areas –
Option 2

5.8.7 This scattered employment site has been
identified through the Strategic Housing Land
Availability Assessment as a site which would be
suitable for redevelopment for residential. The
Economy Study (Atkins, 2004) concluded that the
site had potential to go to mixed use however the
provision of residential units and a foot path is
considered to fully utilise the sites capacity. Allowing
the site to be redeveloped will create more
harmonious relationship with the neighbouring
residential uses and create better access for
residents via the footpath to local services,
particularly Bourne End station.
5.8.8 Our preferred approach to the sites listed
below remains as at February 2007 Preferred
Options:

Delivery
• Development not to take place until after 2019,
subject to Policy B3 on Phasing of Greenfield
Sites
• Delivery mechanism – Private developers and
RSLs; satisfactory agreement from Environment
Agency on flood risk issues

•
•
•
•
•

GBA1 Bourne End Business Park
GBA2 Dukes Meadow, Millboard Road
GBA4 Meadow Bank, Furlong Road
GBA5 Wessex Road Industrial Estate
GBA6 Wooburn Industrial Park
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5.AREA BASED PROPOSALS AND SITE SPECIFIC POLICIES
5.9 Rural Areas
MU34 SPRINGBANK HOUSE, LANE END
The approach is that this site be allocated for
mixed use development for residential and
employment uses.
Development of this site should include:
• 50% Residential located to the rear of the
site
• 50% Business uses (B1) fronting onto the
High Street
• Provision of an improved pedestrian link
between the High Street and existing
residential area to the rear of the site.
5.9.1 This site is a former water purification
research and manufacturing site that has been vacant
and on the market for a number of years. The
majority of the buildings on site are specialised and
difficult to re-use for other business uses.
5.9.2 The site extends back from the High Street
towards Philps Close, there is an attractive building
fronting the High Street that might offer potential for
re-use or conversion.As a mixed use development it
has potential to benefit from fronting onto the High
Street and creating a quality residential development
to the rear integrating with the adjacent residential
area.

5.9.3 New development in Lane End is constrained
by the fact that the village is located within the
Chilterns Area of Outstanding Natural Beauty and
mostly surrounded by the Metropolitan Greenbelt.
Lane End is one of the areas within the District that
suffers from deprivation as assessed in the national
indices; redevelopment of this site would present an
opportunity to provide additional housing and
employment opportunities as well as improving links
between the newer areas of Lane End and the centre
of the village.
What were the other options considered?
5.9.4 Retention of this site as a General Business
Area was considered unsustainable as the site has
been marketed for this use over a period of time
unsuccessfully.Allocating for site for 100% residential
would mean the site would not be able to contribute
towards the local economy.
Delivery
• Anticipated timing of the development 2011 2014
• Delivery mechanism – private developer,
Wycombe District Council, Buckinghamshire
County Council
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