APPENDIX 1:
Sustainability Appraisals of High Wycombe Town Centre Masterplan and Topic Policies
In 2004 David Lock Associates (DLA) were commissioned to pull together a masterplan for High Wycombe. As part of this work
DLA undertook an analysis of the existing situation within the town and identified a range of issues that should be addressed by the
masterplan. In particular the report identified the negative and divisive impact of the town centre roads and junctions, notably Abbey
Way elevated section and to a lesser extent Archway, as barriers to achieving the aspirations for the town centre. The options
generated to address these issues therefore focused on potential changes to the town centre network and the report recognised
that “most emphasis has been placed on the potential to change the movement network in the town centre because this is
perceived to be critical to the whole vision for the town.”
The Delivery Scenarios A-D set out the range of changes to the town centre highway network that could be implemented and these
have been appraised through the Sustainability Appraisal framework. A Do Nothing scenario (Scenario E) which retains the
highway network as existing has also been appraised.
Sustainability Appraisal of the High Wycombe Town Centre Masterplan Delivery Scenarios
Scenario A – Full Implementation
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Significant positive effect, as
scenario supports the vision to
make High Wycombe a place
where people want to live,
including through the provision of
high quality residential
development on mixed use sites.

1. Crimes per 1,000 pop

Positive effect, as changes to
structure & improvements to public
realm will help to reduce crime and
fear of crime.

1. % residents within 500m of
services/facilities

Removal of flyover ramps facilitates new development sites
which could include residential development.

++

+

+

++

+

Significant positive effect, as
scenario focuses facilities &
services within the town centre
(Zone 1)

Significant positive effect, as
scenario consolidates and
enhances the existing urban area,
creating a high quality place to live,
work and visit.

Removal of subways throughout the town centre will
encourage pedestrians to interact in newly created public open
spaces. Improved environment and new public spaces would
assist with crime objectives.

Scenario supports vision which seeks to address accessibility
issues within and to and from the town. Scenario allows for
development opportunities within the town centre which are
easily accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.

++

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

++

++

++

++

++

++

Removal of Abbey Way flyover and Archway will result in the
integration of the historic and expanded town centres. New
high quality public spaces will connect key areas together and
opportunities to reopen the River Wye will help develop sense
of identity for the town.
Manual for Streets (MfS) design of alternative cross-town route
will ensure that the negative divisive impact of traffic is
mitigated.
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, due to
improvements in environment and
public realm.

Potential positive effects on the general well being and health
of the community. Development of public space within the
town centre will tackle areas of open space deficiency.

+

+

+

++

++

++

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This scenario has potential to have a significant positive impact on achieving social objectives,
as it improves the physical environment in which people live, work and visit and
offers residents and visitors improved access to services and facilities.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Significant positive effect, as
scenario proposes changes that
will reduce vehicle dominance in
town centre and prioritise
sustainable transport modes.

1. Rivers of Good/fair quality
2. Water use & availability

Significant positive effect, as
scenario proposes de-culverting of

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

+

+

++

Comments:

Development within the town will be in a highly accessible
location, close to bus and rail stations.
Removal of roads will result in walking and cycling routes
being opened up within the town centre.
Reconfiguration of network will reduce vehicle dominance
within the town centre. New bus priority measures
implemented.
De-culverting undertaken in 2021-2026.
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of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

the River Wye by 2026

Significant positive effect, as
scenario facilitates improvements
to the town centre environment,
including tree-planting, increased
accessibility to green spaces and
the de-culverting of the River Wye
by 2026
Significant positive effect, as
scenario proposes removal of
elevated sections of carriageway
and new and improved public
spaces within the town centre.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Significant positive effect, as
scenario offers opportunity to
enhance the town centre
conservation area

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

++

++

++
Removal of Abbey Way flyover and Archway facilitates
increased provision of public space within the town centre.
Opportunities also realised to create landmark
developments/buildings at key gateways to the town.

++

++

++

Scenario facilitates integration of historic and expanded town
centres.

++

++

++

0

0

0

0

0

0

Neutral effect.
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1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Significant positive effect, as all
development proposed is on
previously developed land.

Positive effect, as scenario
proposes de-culverting of the River
Wye

This scenario has potential to have a significant positive impact on achieving environmental
objectives as the scenario proposes significant improvements to the natural and built
environment within the town centre.

++

++

++

+

+

++

++

++

++

Opportunity to make more efficient use of land within town
centre, including land currently designated as adopted
highway.

Part of town centre in Flood Zone2, remainder in Flood Zone
1. De-culverting will help manage the risk of flooding from the
River Wye (current culvert at risk of blocking). Any new
channels would be designed to accommodate and mitigate
against flood risk.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Significant positive effect, as
scenario proposes significant
provision of new commercial
development and improved quality
of town centre public realm.

1. Jobs: labour force

Positive effect, as scenario
proposes both residential and
commercial development within
the town centre.

1. Diversity of economy
2. % jobs in tourism sector

Significant positive effect, as
scenario proposes a mix of land
uses within the town centre and
improvements to public realm will
encourage visitors to the town
centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

+

+

+

Comments:

Scenario facilitates the aims of the town centre vision to
promote High Wycombe as a high quality location to do
business. Improvements in the environment of the areas of
change would be likely to increase the town’s reputation and
standing as a business location as well as its attractiveness to
visitors. Sites proposed within the town centre include the
provision of high quality office accommodation.

Mix of land uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.

++

++

++
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1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Neutral effect
0

0

0

Unsure of effect

This scenario has potential to have a significant positive impact on achieving economic
objectives as the scenario proposes significant development opportunities within the
town centre which will bring increased employment opportunities. Improvements in
the public realm will also increase the investment potential of the town.

?

?

?

++

++

++

Opportunity for potential expansion of higher education
facilities at HWTC10 Swan Frontage subject to relocation of
existing uses.

Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.

Scenario B – Comprehensive Implementation
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

2

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Significant positive effect, as
scenario supports vision to make
High Wycombe a place where
people want to live, including
through the provision of high
quality residential development on
mixed use sites.

1. Crimes per 1,000 pop

Positive effect, as changes to
structure & improvements to public
realm will help to reduce crime and
fear of crime.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Removal of flyover ramps facilitates new development sites
which could include residential development.

++

+

++

+

++

+

Removal of subways throughout the town centre will
encourage pedestrians to interact in newly created public open
spaces. Improved environment and new open space would
assist with crime objectives.
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3

4

5

To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % residents within 500m of
services/facilities

Significant positive effect, as
scenario focuses facilities &
services within the town centre
(Zone 1)

Scenario supports vision which seeks to address accessibility
issues within and to and from the town. Scenario allows for
development opportunities within the town centre which are
easily accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.

++

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Significant positive effect, as
scenario consolidates and
enhances the existing urban area,
creating a high quality place to live,
work and visit.

++

++

++

++

++

Removal of Abbey Way flyover ramps will result in the
integration of the historic and expanded town centres. New
high quality public spaces will connect key areas together and
opportunities to reopen the River Wye will help develop sense
of identity for the town.
MfS design of alternative cross-town route will ensure that the
negative divisive impact of traffic is mitigated.
Potential positive effects on the general well being and health
of the community. Development of public spaces within the
town centre will tackle areas of open space deficiency.

Positive effect, due to
improvements in environment and
public realm.

+

+

+

++

++

++

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This scenario has potential to have a significant positive impact on achieving social objectives,
as it improves the physical environment in which people live, work and visit and
offers residents and visitors improved access to services and facilities.
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Assessment of Effect
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6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Significant positive effect, as
scenario proposes changes that
will reduce vehicle dominance in
town centre and prioritise
sustainable transport modes.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Development within the town will be in a highly accessible
location, close to bus and rail stations.
Reconfiguration of roads will result in walking and cycling
routes being opened up within the town centre.
Reconfiguration of network will reduce vehicle dominance
within the town centre. New bus priority measures
implemented.
MfS design of alternative cross-town route will ensure that the
negative impact of traffic is mitigated.

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

Positive effect, as scenario
protects opportunities for the future
de-culverting of the River Wye

Significant positive effect, as
scenario facilitates improvements
to the town centre environment,
including tree-planting, increased
accessibility to green spaces and
protects opportunities for future deculverting of the River Wye.
Significant positive effect, as
scenario proposes removal of
elevated sections of carriageway
and new and improved public

+

+

+

++

++

++

++

++

++

Removal of Abbey Way flyover ramps facilitates increased
provision of public space within the town centre. Opportunities
also realised to create landmark developments/buildings at key
gateways to the town.
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spaces within the town centre.

character of the
District & in
particular, those
areas of
designated
importance

11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Significant positive effect, as
scenario offers opportunity to
enhance the town centre
conservation area.

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Indicators

++

++

++

0

0

0

0

0

0

Neutral effect.

Significant positive effect, as all
development proposed is on
previously developed land.

Positive effect, as scenario
protects opportunities for the future
de-culverting of the River Wye

This scenario has potential to have a significant positive impact on achieving environmental
objectives as the scenario proposes significant improvements to the natural and built
environment within the town centre.
Objective

Scenario facilitates integration of historic and expanded town
centres.

++

++

++

+

+

+

++

++

++

Predicted Effects

Opportunity to make more efficient use of land within town
centre, including land currently designated as adopted
highway.

Part of town centre in Floodzone2, remainder in Flood Zone 1.
Future de-culverting will help manage the risk of flooding from
the River Wye (current culvert at risk of blocking). Any new
channels would be designed to accommodate and mitigate
against flood risk.

Comments:
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Sustainability

Assessment of Effect
Nature of Effect

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Significant positive effect, as
scenario proposes significant
provision of new commercial
development and improved quality
of town centre public realm.

1. Jobs: labour force

Positive effect, as scenario
proposes both residential and
commercial development within
the town centre.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Significant positive effect, as
scenario proposes a mix of land
uses within the town centre and
improvements to public realm will
encourage visitors to the town
centre.
Neutral effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

+

+

+
Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.

++

0

++

0

++

0

Unsure of effect

This scenario has potential to have a significant positive impact on achieving economic
objectives as the scenario proposes significant development opportunities within the
town centre which will bring increased employment opportunities. Improvements in
the public realm will also increase the investment potential of the town.

Scenario facilitates the aim of the town centre vision to
promote High Wycombe as a high quality location to do
business. Improvements in the environment of the areas of
change would be likely to increase the town’s reputation and
standing as a business location as well as its attractiveness to
visitors. Sites proposed within the town centre include the
provision of high quality office accommodation.

?

?

?

++

++

++

Opportunity for potential expansion of higher education
facilities at HWTC10 Swan Frontage subject to relocation of
existing uses.

Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.
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Scenario C – Implementing & protecting opportunities to 2026 and beyond (Preferred Option)
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Positive effect, as scenario
facilitates mixed use development
sites (including residential) coming
forward for development in the
town centre.

1. Crimes per 1,000 pop

Limited positive impact, as
changes to structure &
improvements to public realm will
help to reduce crime and fear of
crime.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++
Retention of elevated sections of carriageway results in
retention of subway pedestrian routes.

+

+

+

Significant positive effect, as
scenario focuses facilities &
services within the town centre
(Zone 1)

Scenario supports vision which seeks to address accessibility
issues within and to and from the town. Scenario allows for
development opportunities within the town centre which are
easily accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, as reconfiguration
of Oxford Road roundabout will
facilitate better links between
historic and expanded town
centres. Public realm
improvements in historic centre,
including Frogmoor public space
Positive effect, due to
improvements in environment and
public realm.

MfS design of alternative cross-town route will ensure that the
negative divisive impact of traffic is mitigated.
+

+

+

Potential positive effects on the general well being and health
of the community. Development of public spaces within the
town centre will tackle areas of open space deficiency.

+

+

+

+

+

+

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This scenario has a positive effect on social objectives as it brings improvements to the public
realm and environment of the town centre, whilst protecting opportunities for further
improvements in the future.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility

Positive effect, as scenario
proposes changes that would
prioritise sustainable transport

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

Comments:

Development within the town will be in a highly accessible
location, close to bus and rail stations. New bus priority link
created on retained Abbey Way flyover.
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transport to reduce
negative effects on
the environment

8

9

10

11

12

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

modes within the town centre.
MfS design of alternative cross-town route will ensure that the
negative impact of traffic is mitigated.
Limited positive effect, as
improvements can be made to
existing river corridor and scenario
protects opportunities for the future
de-culverting of the River Wye

Positive effect, as scenario
facilitates improvements to the
town centre environment, including
tree planting and increased
accessibility to green spaces.
Positive effect, as removal of
Oxford Road roundabout would
allow for some public space
improvements in this location.

Positive effect, as reconfiguration
of Oxford Road roundabout will
facilitate better links between
historic and expanded town
centres. Public realm
improvements in historic centre,
including Frogmoor public space
Neutral effect.

+

+

+

+

+

+

Opportunities to increase accessibility to green space at Abbey
Way gyratory have been identified through changes to
highway operation of the gyratory.

Retention of Abbey Way flyover structure would continue to
dominate the landscape. Opportunities to create landmark
developments/buildings at key gateways to the town could still
be implemented.

+

+

+

+

+

+

0

0

0
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13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Neutral effect.
0
Positive effect, as all development
proposed is on previously
developed land.

Limited beneficial effect as
scenario protects opportunities for
the future de-culverting of the
River Wye

0

0
Opportunity to make more efficient use of land within town
centre.

+

+

+
Part of town centre in Floodzone2, remainder in Flood Zone 1.

+

+

+

This scenario has potential to have some positive impact on achieving environmental
+
objectives as the scenario proposes improvements to the natural and built
environment within the town centre.
Predicted Effects

+

+

Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Positive effect, as scenario
proposes provision of new
commercial development within
the town centre and improved
quality of town centre public realm.
Positive effect, as scenario
proposes both residential and
commercial development within
the town centre.

Positive effect, as scenario
proposes a mix of land uses within
the town centre and limited
improvements to the public realm
will encourage visitors to the town

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

+

+

+

+

+

+

Comments:

Improvements in the environment of the areas of change
would be likely to increase the town’s reputation and standing
as a business location as well as its attractiveness to visitors.
Key development opportunity at HWTC10 Swan Frontage
subject to relocation of existing uses.

Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.
Key development opportunity at HWTC10 Swan Frontage
subject to relocation of existing uses.
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centre.
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Neutral effect.
0

0

0

Unsure of effect

This scenario has potential to have a positive impact on achieving economic objectives as the
scenario supports new development opportunities within the town centre which will
bring increased employment opportunities. Improvements in the public realm will
also contribute to the investment potential of the town.

?

?

?

+

+

+

Opportunity for potential expansion of higher education
facilities at HWTC10 Swan Frontage subject to relocation of
existing uses.

Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.

Scenario D – Do Minimum
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Positive effect, as scenario
facilitates mixed use development
sites (including residential) coming
forward for development in the
town centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Retention of flyover and existing highway layout at junctions at
either end of flyover limits new development sites at HWTC10
Swan Frontage and HWTC16 Oxford Road roundabout.

+

+

+
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2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

Limited positive impact, as
changes to structure &
improvements to public realm will
help to reduce crime and fear of
crime.

Retention of elevated sections of carriageway results in
retention of subway pedestrian routes.
+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

+

Positive effect, as scenario
focuses facilities & services within
the town centre (Zone 1)

Scenario supports vision which seeks to address accessibility
issues within and to and from the town. Scenario allows for
development opportunities within the town centre which are
easily accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.

++

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

+

No beneficial effect, as retention of
elevated Abbey Way flyover and
existing junction arrangements will
not allow for the integration and
enhancement of the historic and
expanded town centres.
No beneficial effect, due to
limitations in creating new and
improved public spaces.

++

++

MfS design of alternative cross-town route will ensure that the
negative divisive impact of traffic is mitigated.
0

0

0

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.
0

0

0

0

0

0

Potential effect of Option on Social Objectives:
This scenario has limited beneficial effect on social objectives as it does not address the
causes of the problems identified.
Objective
Indicators

Comments:
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Sustainability

Assessment of Effect
Nature of Effect

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No beneficial effect, as scenario
proposes no changes to the road
network and so therefore non
sustainable modes of transport are
not prioritised.

1. Open space lost to
development
2. New open space created as a
result of development

Limited positive effect, as
improvements can be made to
existing river corridor and scenario
protects opportunities for the future
de-culverting of the River Wye

Limited positive effect, as scenario
facilitates limited improvements to
the town centre environment,
including tree planting and
increased accessibility to green
spaces.
Limited beneficial effect,
improvements to public realm and
existing public spaces could be
implemented. Retention of Abbey
Way flyover and Oxford Road
roundabout would limit
opportunities to provide additional

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

+

+

+

Opportunity to create accessible green space at Abbey Way
gyratory restricted through retention of through traffic.

+

+

+

+

+

+

Retention of Abbey Way flyover structure would limit
opportunities to create high quality public spaces within the
town centre and the elevated carriageway would continue to
dominate the landscape. Opportunities to create landmark
developments/buildings at key gateways to the town could still
be implemented.

103

public spaces within the town.

areas of
designated
importance

11

12

13

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

Limited beneficial impact as public
realm improvements in historic
centre, including Frogmoor public
space, could take place but
retention of flyover would have
limited ability to improve
conservation area
comprehensively.

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect.

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

To conserve &
where appropriate
enhance the
historic
environment

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Positive effect, as all development
proposed is on previously
developed land.

No opportunity for creation of public spaces linking the historic
and expanded town centres due to retention of Abbey Way
flyover and existing junction arrangements.

Indicators

+

+

0

0

0

0

0

0
Opportunity to make more efficient use of land within town
centre.

+

No beneficial effect as future
opportunities to reopen the River
Wye will be limited by the retention
of Abbey Way flyover.

This scenario has limited beneficial effect on environmental objectives as the scenario
proposes improvements to the natural and built environment within the town centre,
but does not address the causes of the problems identified.
Objective

+

Predicted Effects

+

+
Part of town centre in Floodzone2, remainder in Flood Zone 1.

0

0

0

+

+

+

Comments:
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Sustainability

Assessment of Effect
Nature of Effect

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Positive effect, as scenario
proposes provision of new
commercial development within
the town centre.

1. Jobs: labour force

Positive effect, as scenario
proposes both residential and
commercial development within
the town centre.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Positive effect, as scenario
proposes a mix of land uses within
the town centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

+

+

+

+

+

+

0

0

0

Neutral effect.

Unsure of effect

This scenario has potential to have a limited positive impact on achieving economic objectives
as the scenario supports new development opportunities within the town centre
which will bring increased employment opportunities.

?

?

?

+

+

+

Retention of Abbey Way flyover and existing junction
arrangements would limit extent of development opportunities
at HWTC10 Swan Frontage and HWTC16 Oxford Road
roundabout. Key development opportunity at HWTC10 Swan
Frontage subject to relocation of existing uses.

Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.
Retention of Abbey Way flyover and existing junction
arrangements would limit extent of development opportunities
at HWTC10 Swan Frontage and HWTC16 Oxford Road
roundabout.
Opportunity for potential expansion of higher education
facilities at HWTC10 Swan Frontage subject to relocation of
existing uses.

Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.

Scenario E – Do Nothing
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Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Positive effect, as scenario
facilitates mixed use development
sites (including residential) coming
forward for development in the
town centre.

1. Crimes per 1,000 pop

Limited positive impact, as
changes to structure &
improvements to public realm will
help to reduce crime and fear of
crime.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Retention of flyover and existing highway layout at junctions at
either end of flyover limits new development sites at HWTC10
Swan Frontage and HWTC16 Oxford Road roundabout.

+

+

+
Retention of elevated sections of carriageway results in
retention of subway pedestrian routes.

+

+

+

Positive effect, as scenario
focuses facilities & services within
the town centre (Zone 1)

No beneficial effect, as retention of
elevated Abbey Way flyover and
existing junction arrangements will
not allow for the integration and
enhancement of the historic and
expanded town centres.

Scenario support vision which seeks to address accessibility
issues within and to and from the town. Scenario allows for
development opportunities within the town centre which are
easily accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.

++

++

++

0

0

0
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No beneficial effect, due to
limitations in creating new and
improved public spaces.
0

0

0

0

0

0

Potential effect of Option on Social Objectives:
This scenario has limited beneficial effect on social objectives as it does not address
completely remove the causes of the problems identified.

Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent

No beneficial effect, as scenario
proposes no changes to the road
network and so therefore non
sustainable modes of transport are
not prioritised.
No beneficial effect, as future
opportunities to reopen the River
Wye will be limited by the retention
of Abbey Way flyover.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

Comments:
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including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

12

13

14

6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

Limited positive effect, as scenario
facilitates limited improvements to
the town centre environment,
including tree planting and
increased accessibility to green
spaces.
Limited beneficial effect,
improvements to public realm and
existing public spaces could be
implemented. Retention of Abbey
Way flyover and Oxford Road
roundabout would limit
opportunities to provide additional
public spaces within the town.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

Limited beneficial impact as public
realm improvements in historic
centre, including Frogmoor public
space, could take place but
retention of flyover would have
limited ability to improve
conservation area
comprehensively.

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect.

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the re-

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing

Positive effect, as all development
proposed is on previously
developed land.

To conserve &
where appropriate
enhance the
historic
environment

Opportunity to create accessible green space at Abbey Way
gyratory restricted through retention of through traffic.

+

+

+

+

+

+

Retention of Abbey Way flyover structure would limit
opportunities to create high quality public spaces within the
town centre and the elevated carriageway would continue to
dominate the landscape. Opportunities to create landmark
developments/buildings at key gateways to the town could still
be implemented.

No opportunity for creation of public spaces linking the historic
and expanded town centres due to retention of Abbey Way
flyover and existing junction arrangements.
+

+

+

0

0

0

0

0

0

+

+

+

Opportunity to make more efficient use of land within town
centre.
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use of previously
developed land

3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

Part of town centre in Floodzone2, remainder in Flood Zone 1.

No beneficial effect as future
opportunities to reopen the River
Wye will be limited by the retention
of Abbey Way flyover.

This scenario has very limited beneficial effect on environmental objectives as improvements
to the public realm of the town centre could be implemented but the scenario does
not completely address the causes of the problems identified.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

To develop &
maintain a skilled
workforce to
support long-term

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Positive effect, as scenario
proposes provision of new
commercial development within
the town centre.

1. Jobs: labour force

Positive effect, as scenario
proposes both residential and
commercial development within
the town centre.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

Positive effect, as scenario
proposes a mix of land uses within
the town centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

+

+

+

+

+

+

0

0

0

Neutral effect.

Comments:

Retention of Abbey Way flyover and existing junction
arrangements would limit extent of development opportunities
at HWTC10 Swan Frontage and HWTC16 Oxford Road
roundabout. Key development opportunity at HWTC10 Swan
Frontage subject to relocation of existing uses.

Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.
Retention of Abbey Way flyover and existing junction
arrangements would limit extent of development opportunities
at HWTC10 Swan Frontage and HWTC16 Oxford Road
roundabout.
Opportunity for potential expansion of higher education
facilities at HWTC10 Swan Frontage subject to relocation of
existing uses.
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competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Unsure of effect

This scenario has potential to have a limited positive impact on achieving economic objectives
as the scenario supports limited new development opportunities within the town
centre which will bring increased employment opportunities.

?

?

?

+

+

+

Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.

Scenario F – At-grade Abbey Way
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

2

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Positive effect, as scenario
facilitates mixed use development
sites (including residential) coming
forward for development in the
town centre.

1. Crimes per 1,000 pop

Positive effect, as changes to
structure & public realm will help to
reduce crime and fear of crime.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
An at-grade Abbey Way would limit extent of development
opportunities at HWTC10 Swan Frontage and HWTC16
Oxford Road roundabout.

+

+

+

+

+

+

Removal of subways throughout the town centre will
encourage pedestrians to interact in newly created public open
spaces. Improved environment and new open space would
assist with crime objectives.
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3

4

5

To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % residents within 500m of
services/facilities

Significant positive effect, as
scenario focuses facilities &
services within the town centre
(Zone 1)

Scenario seeks to address accessibility issues within and to
and from the town. Scenario allows for development
opportunities within the town centre which are easily
accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.

++

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Positive effect, as scenario aims to
consolidate and enhance the
existing urban area, creating a
high quality place to live, work and
visit.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, due to
improvements in environment and
public realm.

+

++

+

++

+

Removal of Abbey Way flyover will result in the integration of
the historic and expanded town centres, although careful
consideration will need to be given to the design of an at-grade
A40 to not achieve a negative impact on this objective. New
public spaces designed around new street network will
connect key areas together.
Potential positive effects on the general well being and health
of the community. Development of public and green space
within the town centre will tackle areas of open space
deficiency.

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
This scenario has potential to have a positive impact on achieving social objectives, as it
improves the physical environment in which people live, work and visit and offers
residents and visitors improved access to services and facilities.
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Assessment of Effect
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6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Positive effect, as scenario
proposes changes that will reduce
vehicle dominance in town centre
and prioritise sustainable transport
modes.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No beneficial effect, as future
opportunities to reopen the River
Wye will be prejudiced by the
retention of an at-grade Abbey
Way.

1. Open space lost to
development
2. New open space created as a
result of development

Positive effect, as scenario
facilitates limited improvements to
the town centre environment,
including tree planting and
increased accessibility to green
spaces.
Positive benefit, as scenario
proposes the removal of elevated
sections of carriageway and
facilitates opportunities for new
and improved public spaces within
the town centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

0

0

0

+

+

+

Development within the town will be in a highly accessible
location, close to bus and rail stations.
Reconfiguration of roads will result in walking and cycling
routes being opened up within the town centre.
Reconfiguration of network will reduce dominance of highway
infrastructure within the town centre, although careful
consideration will need to be given to the design of an at-grade
A40 to not achieve a negative impact on this objective.

Opportunities also realised to create landmark
developments/buildings at key gateways to the town.

+

+

+
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areas of
designated
importance

11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Positive effect, as scenario offers
opportunity to enhance the town
centre conservation area.

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Indicators

+

+

+

0

0

0

0

0

0

Neutral effect.

Positive effect, as all development
proposed is on previously
developed land.

Opportunity to make more efficient use of land within town
centre.

+

+

+
Part of town centre in Floodzone2, remainder in Flood Zone 1.

No beneficial effect as future
opportunities to reopen the River
Wye will be limited by the retention
of an at-grade Abbey Way.

This scenario has a beneficial effect on environmental objectives as the scenario facilitates
improvements to the natural and built environment within the town centre.
Objective
Sustainability

However retention of through traffic on existing A40 alignment
may continue to have impact on conservation area.

0

0

0

+

+

+

Predicted Effects
Nature of Effect

Comments:

Assessment of Effect
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Short
Term
(to
2011)

16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Positive effect, as scenario
proposes provision of new
commercial development and
improved quality of town centre
public realm.

+

Med
Ter
m
(to
201
8)

+

Long
Term
(post
2016)

+

Scenario aims to promote High Wycombe as a high quality
location to do business. Improvements in the environment of
the areas of change would be likely to increase the town’s
reputation and standing as a business location as well as its
attractiveness to visitors. Sites proposed within the town centre
include the provision of high quality office accommodation.
An at-grade Abbey Way would limit extent of development
opportunities at HWTC10 Swan Frontage and HWTC16
Oxford Road roundabout.

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Positive effect, as scenario
proposes both residential and
commercial development within
the town centre.

Significant positive effect, as
scenario proposes a mix of land
uses within the town centre and
improvements to public realm will
encourage visitors to the town
centre.
Neutral effect.

+

+

+
Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.

++

0

++

0

++

0

Unsure of effect

This scenario has potential to have a positive impact on achieving economic objectives as the
scenario supports new development opportunities within the town centre which will
bring increased employment opportunities. Limited improvements in the public realm

?

?

?

+

+

+

Retention of Abbey Way flyover does not allow for potential
expansion of higher education facilities at HWTC10 Swan
Frontage.

Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.
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will also contribute to the investment potential of the town.

Scenario G – Cross-town route via Lily’s Walk
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Significant positive effect, as
scenario supports vision to make
High Wycombe a place where
people want to live, including
through the provision of high
quality residential development on
mixed use sites.

1. Crimes per 1,000 pop

Positive effect, as changes to
structure & public realm will help to
reduce crime and fear of crime.

Short
term
(to
2018)

Long
term
(post
2023)
Removal of flyover ramps facilitates new development sites
which could include residential development.

++

+
1. % residents within 500m of
services/facilities

Med
term
(to
2023)

++

+

++

+

Significant positive effect, as
scenario focuses facilities &
services within the town centre
(Zone 1)

++

++

++

Removal of subways throughout the town centre will
encourage pedestrians to interact in newly created public open
spaces. Improved environment and new open space would
assist with crime objectives.

Scenario supports vision which seeks to address accessibility
issues within and to and from the town. Scenario allows for
development opportunities within the town centre which are
easily accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.
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facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Positive effect, as scenario aims to
consolidate and enhance the
existing urban area, creating a
high quality place to live, work and
visit.

++

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

++

++

Removal of Abbey Way flyover will result in the integration of
the historic and expanded town centres, although careful
consideration will need to be given to the design of an at-grade
Lily’s Walk link to not achieve a negative impact on this
objective. New high quality public spaces will connect key
areas together and opportunities to reopen the River Wye at
HWTC16 Oxford Road roundabout will help develop sense of
identity for the town.
MfS design of alternative cross-town route will ensure that the
negative divisive impact of traffic is mitigated.
Potential positive effects on the general well being and health
of the community. Development of public and green space
within the town centre will tackle areas of open space
deficiency.

Positive effect, due to proposed
improvements to the town centre
environment and public realm.

+

+

+

++

++

++

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This scenario has potential to have a significant positive impact on achieving social objectives,
as it improves the physical environment in which people live, work and visit and
offers residents and visitors improved access to services and facilities.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

Neutral effect.
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building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

11

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic

3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments

Significant positive effect, as
scenario proposes changes that
will reduce vehicle dominance in
town centre and prioritise
sustainable transport modes.

Limited positive effect, as scenario
protects opportunities for the future
de-culverting of the River Wye at
HWTC16 Oxford Road roundabout

Positive benefit, as scenario
facilitates improvements to the
town centre environment, including
tree planting and increased
accessibility to green spaces and
protects future opportunities for the
de-culverting of the River Wye.
Positive effect, as scenario
proposes removal of elevated
sections of carriageway and new
and improved public spaces within
the town centre.

Significant positive effect, as
scenario offers opportunity to
enhance the town centre
conservation area.

++

++

++

Development within the town will be in a highly accessible
location, close to bus and rail stations.
Reconfiguration of roads will result in walking and cycling
routes being opened up within the town centre.
Reconfiguration of network will reduce vehicle dominance
within the town centre.
MfS design of alternative cross-town route will ensure that the
negative impact of traffic is mitigated.
Route via Lily’s Walk limits opportunities for de-culverting at
HWTC10 Swan Frontage.

+

+

+

Route via Lily’s Walk limits opportunities for de-culverting at
HWTC10 Swan Frontage..

+

+

+
Removal of Abbey Way flyover facilitates increased provision
of public space within the town centre. Opportunities also
realised to create landmark developments/buildings at key
gateways to the town.

+

+

+

++

++

++

Scenario facilitates integration of historic and expanded town
centres.
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12

13

environment

3. % of Conservation Area
Character Surveys completed

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect.

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Significant positive effect, as all
development proposed is on
previously developed land.

Positive effect, as scenario
protects opportunities for the future
de-culverting of the River Wye at
HWTC16 Oxford Road roundabout

This scenario has potential to have a significant positive impact on achieving environmental
objectives as the scenario proposes significant improvements to the natural and built
environment within the town centre.

0

0

0

0

0

0

++

++

++

+

+

+

++

++

++

Opportunity to make more efficient use of land within town
centre, including land currently designated as adopted
highway.

Part of town centre in Floodzone2, remainder in Flood Zone 1.
Future de-culverting will help manage the risk of flooding from
the River Wye (current culvert at risk of blocking). Any new
channels would be designed to accommodate and mitigate
against flood risk.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy

Nature of Effect

Significant positive effect, as
scenario proposes significant
provision of new commercial

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

Comments:

Scenario facilitates the aim of the town centre vision to
promote High Wycombe as a high quality location to do
business. Improvements in the environment of the areas of
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17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

4. No. of K1 businesses in District

development and improved quality
of town centre public realm.

1. Jobs: labour force

Positive effect, as scenario
proposes both residential and
commercial development within
the town centre.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Significant positive effect, as
scenario proposes a mix of land
uses within the town centre and
improvements to public realm will
encourage visitors to the town
centre.
Unsure of effect

change would be likely to increase the town’s reputation and
standing as a business location as well as its attractiveness to
visitors. Sites proposed within the town centre include the
provision of high quality office accommodation.

+

+

+
Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.

++

++

++

?

?

?

?

?

?

++

++

++

Unsure of effect

This scenario has potential to have very positive impact on achieving economic objectives as
the scenario proposes significant development opportunities within the town centre
which will bring increased employment opportunities. Improvements in the public
realm will also increase the investment potential of the town.

Scenario does allow for expansion of higher education facilities
at HWTC10 Swan Frontage but it would be other schemes /
projects themselves that would facilitate increased education
attainment.
Vision does support the important role of Bucks New
University within the town centre.
Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.
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Policy HWTC1 Delivering the Town Centre Vision
Preferred option – All development within the town centre contributes to, and does not prejudice, the delivery of the town
centre vision
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Positive effect, as vision proposes
that development within the town
centre should include residential
development.

1. Crimes per 1,000 pop

Positive effect, as through design
development can contribute to
safe environment within the town
centre.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Level of affordable housing would be delivered in line with
Core Strategy Policy CS13.

+

+

+

+

+

+

Significant positive effect, as all
development will be within the
town centre (zone 1).

The vision for the town centre includes additional development
sites within the town centre, which will increase service,
employment and residential opportunities within a very
accessible location.

++

++

++
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facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Significant positive effect, as
development will contribute to
making High Wycombe an
attractive place to live, work and
visit.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, due to
improvements in environment and
public realm.

++

++

++

Delivery of vision will result in the improved integration of the
historic and expanded town centres. New high quality public
spaces will connect key areas together and protection of
opportunities to reopen the River Wye in the longer term will
help develop sense of identity for the town.
Potential positive effects on the general well-being and health
of the community. Development of public space within the
town centre will tackle areas of open space deficiency.

+

+

+

++

++

++

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This option will have a significant positive effect on social objectives, as development is
required to contribute to the delivery of the town centre vision in a comprehensive way.

Assessment of Effect
Objective
Sustainability

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No direct effect.

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable

1. Annual NO2 outputs
2. Modal split

Positive effect, as development
will be coming forward in an

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Comments:
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methods of
transport to
reduce negative
effects on the
environment

8

9

10

11

12

To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources
To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

accessible town centre location.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Positive effect, as vision proposes
enhancements to the existing river
corridor and development is
required to ensure that future
opportunities for the de-culverting
of the river are not prejudiced.

1. Open space lost to development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Positive effect, as development is
required to be designed to not
prejudice opportunities for
environmental improvements
within the town centre.
Positive effect, as development is
required to be designed around
and contribute to improvements to
existing and the provision of new
public spaces within the town
centre.

Positive effect, as development is
required to preserve and enhance
the historic townscape.

+

+

+

+

+

+
Vision and masterplan identifies opportunities for increased
provision of public space within the town. Opportunities also
realised to create landmark developments/buildings at key
gateways to the town.

++

++

++

+

+

+

0

0

0

Part of town centre covered by conservation area.
Individual developments will be subject to Policy HWTC2
Town Centre Environment

No direct effect.
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13

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
To reduce the risk
3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

No direct effect.

0
Significant positive effect, as all
development proposed will be on
previously developed land.

Positive effect, as development
must not prejudice future
opportunities for the de-culverting
of the River Wye

This option has the potential to have a significant positive effect on environmental objectives,
as development is required to facilitate and protect future opportunities for environmental
enhancement within the town centre.

0

0
Opportunity to make more efficient use of land within town
centre.

++

++

++

+

+

+

++

++

++

Part of town centre in Floodzone2, remainder in Flood Zone 1.
De-culverting will help manage the risk of flooding from the
River Wye (current culvert at risk of blocking). Any new
channels would be designed to accommodate and mitigate
against flood risk.

Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Significant positive effect, as
policy requires development focus
new economic growth within the
town centre

++

++

++

Positive effect, as policy proposes
both residential and commercial
development within the town
centre.

+

+

+

Significant positive effect, as
policy proposes a mix of land uses

++

++

++

16

To encourage
economic growth
& competitiveness

1. Jobs: labour force

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy

1. Diversity of economy
2. % jobs in tourism sector

Comments:

Policy requires adherence to the aims of the town centre
vision to promote High Wycombe as a high quality location to
do business. Improvements in the environment of the areas of
change would be likely to increase the town’s reputation and
standing as a business location as well as its attractiveness to
visitors. Sites proposed within the town centre include the
provision of high quality office accommodation.

Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.
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including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness
of the District
1. % of pop. in worst super output
To reduce levels
areas
of social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

within the town centre and
improvements to public realm will
encourage visitors to the town
centre.
Unsure of effect
?

?

?

Unsure of effect

This option has the potential to have a significant positive effect on economic objectives, as
development is required to focus economic growth and development in the town centre,
through a diverse range of uses.

?

?

?

++

++

++

Policy promotes employment uses within the town centre but
individual schemes / projects themselves would facilitate
increased employment rates.

Alternative Option 1 – Development contributes to the town centre vision through financial contributions
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Positive effect, as vision proposes
that development within the town
centre should include residential
development.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Level of affordable housing would be delivered in line with
Core Strategy Policy CS13.

+

+

+
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2

3

4

5

To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

Limited positive effect, as through
their design individual
developments can contribute to
safe environment in their vicinity
but more limited impact across the
town centre as a whole.

+

+

+

Significant positive effect, as all
development will be within the
town centre (zone 1).

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Limited positive effect, as new
development will provide new
homes and services for the
community, but will not create a
coherent sense of community
across the town centre

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, due to
improvements in environment and
public realm funded through
financial contributions.

The vision for the town centre includes additional development
sites within the town centre, which will increase service,
employment and residential opportunities within a very
accessible location.

++

++

++

+

+

+
Potential positive effects on the general well-being and health
of the community. Development of public space within the
town centre will tackle areas of open space deficiency.

+

+

+

+

+

+

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This option will have a positive effect on social objectives, as development will contribute to
the delivery of the town centre vision.
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Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources

9

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No direct effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Positive effect, as development
will be coming forward in an
accessible town centre location.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Positive effect, as development is
required to ensure that future
opportunities for the de-culverting
of the river are not prejudiced.

Positive effect, as contributions
from development could fund
opportunities for environmental
improvements within the town
centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Comments:

Individual developments will be subject to Policy DM14
Protection & Enhancement of River & Stream Corridors

+

+

+

+

+

+
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

13

14

15

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land
To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to development
2. New open space created as a
result of development

Positive effect, as contributions
from development could fund
opportunities for improvements to
existing spaces and the provision
of new public spaces within the
town centre.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Positive effect, as development is
required to protect and enhance
the historic townscape.

1. Areas of contaminated land.
2. Loss of agricultural land

No direct effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

Significant positive effect, as all
development proposed will be on
previously developed land.

+

+

+

+

+

+

0

0

0

0

0

0

Part of town centre covered by conservation area.
Individual developments will be subject to Policy HWTC2
Town Centre Environment

No direct effect.

Positive effect, as development
must not prejudice future
opportunities for the de-culverting
of the River Wye

++

+

++

+

++

+

Opportunity to make more efficient use of land within town
centre, including land currently designated as adopted
highway.

Part of town centre in Floodzone2, remainder in Flood Zone 1.
Individual developments will be subject to Policy DM14
Protection & Enhancement of River & Stream Corridors
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Potential effect of Option on Environmental Objectives:
This option has the potential to have a positive effect on environmental objectives, as
development will facilitate opportunities for environmental enhancement within the town
centre through financial contributions.

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

20

To develop &
maintain a skilled
workforce to
support long-term
competitiveness
of the District
To reduce levels
of social
polarisation &
levels of
deprivation

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment
2. Unemployed for more than 1yr

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Significant positive effect, as new
development will focus economic
growth within the town centre

++

++

++

Positive effect, as policy proposes
both residential and commercial
development within the town
centre.

+

+

+

Significant positive effect, as
policy proposes a mix of land uses
within the town centre and
development will contribute to
improvements to public realm
through financial contributions
which will encourage visitors to the
town centre.
Unsure of effect

Comments:

Sites proposed within the town centre include the provision of
high quality office accommodation.

Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.

++

++

++

?

?

?

Unsure of effect
?

?

?

Policy promotes employment uses within the town centre but
individual schemes / projects themselves would facilitate
increased employment rates.
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Potential effect of Option on Economic Objectives:
This option has the potential to have a positive effect on economic objectives, as development
d will focus economic growth and development in the town centre, through a diverse range of
uses and will contribute to the delivery of environmental improvements through financial
contributions.

+

+

+

Alternative Option 2 – No strategic vision policy. Delivery of vision sought through individual site specific policies
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Positive effect, as some town
centre sites have allocation for
residential

1. Crimes per 1,000 pop

Limited positive effect, as through
their design individual
developments can contribute to
safe environment in their vicinity
but more limited impact across the
town centre as a whole.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Level of affordable housing would be delivered in line with
Core Strategy Policy CS13.

+

+

+

+

+

+

Significant positive effect, as all
development will be within the
town centre (zone 1).

Development of sites within the town centre, will increase
service, employment and residential opportunities within a
very accessible location.

++

++

++
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quality health,
education,
recreation &
other community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Limited positive effect, as new
development will provide new
homes and services for the
community, but will not create a
coherent sense of community
across the town centre

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Limited positive effect, as
individual development sites will
bring about improvements in
environment and public realm in
their vicinity, although this may not
be in a coherent way across the
town centre.

+

+

+
Potential positive effects on the general well-being and health
of the community. Development of public space within the
town centre will tackle areas of open space deficiency.

+

+

+

+

+

+

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This option will have a positive effect on social objectives, as individual developments will
contribute to the delivery of the vision in their immediate vicinity. Developments not subject to
specific site policy requirements will not be required to contribute to overall environmental
objectives for the town centre.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No direct effect.
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7

b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources

9

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Positive effect, as development
will be coming forward in an
accessible town centre location.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Positive effect, as development is
required to ensure that future
opportunities for the de-culverting
of the river are not prejudiced.

1. Open space lost to development
2. New open space created as a
result of development

++

Limited positive effect, as
individual developments would
contribute to this objective in their
vicinity but not to wider
enhancements across the town
centre.
Positive effect, as individual
developments would provide open
space as per policy requirements
(including HWTC2)

Positive effect, as development is
required to protect and enhance
the historic townscape.

++
Individual developments will be subject to Policy DM14
Protection & Enhancement of River & Stream Corridors

+

+

+

+

+

+
Opportunities also realised to create landmark
developments/buildings at key gateways to the town.

+

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

++

+

+

+

+

+

Part of town centre covered by conservation area.
Individual developments will be subject to Policy HWTC2
Town Centre Environment
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12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

No direct effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
To reduce the risk
3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

Significant positive effect, as all
development proposed will be on
previously developed land.

Positive effect, as development
must not prejudice future
opportunities for the de-culverting
of the River Wye

This option has the potential to have a positive effect on environmental objectives, as
individual developments will be required to enhance the environment around their
development, through site policy requirements. Developments not subject to specific site
policy requirements will not be required to contribute to overall environmental objectives for
the town centre.

0

0

0

0

0

0

++

++

++

+

+

+

+

+

+

Opportunity to make more efficient use of land within town
centre, including land currently designated as adopted
highway.

Part of town centre in Floodzone2, remainder in Flood Zone 1.
Individual developments will be subject to Policy DM14
Protection & Enhancement of River & Stream Corridors

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Nature of Effect

Significant positive effect, as new
development will focus economic
growth within the town centre

Short
term
(to
2018)

++

Med
term
(to
2023)

++

Long
term
(post
2023)

++

Comments:

Sites proposed within the town centre include the provision of
high quality office accommodation.
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1. Jobs: labour force
To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness
of the District
1. % of pop. in worst super output
To reduce levels
areas
of social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Positive effect, as individual site
policies propose both residential
and commercial development
within the town centre.

Positive effect, as individual site
policies propose a mix of land
uses within the town centre

+

+

+
Mix of lands uses proposed aimed at encouraging diverse
economic activities, including residential, office and leisure.

+

+

+

?

?

?

Unsure of effect

Unsure of effect

This option has the potential to have a positive effect on economic objectives, as site
allocations identified will focus economic growth and development in the town centre, through
a diverse range of uses.

?

?

?

+

+

+

Policy promotes employment uses within the town centre but
individual schemes / projects themselves would facilitate
increased employment rates.
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Policy HWTC2 Town Centre Environment
Preferred Option – Improved public space network encompassing new and existing public spaces
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community
facilities

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Neutral impact.

1. Crimes per 1,000 pop

Positive effect, as creation of high
quality public space network and
changes to structure & public
realm will help to reduce crime
and fear of crime.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

0

0

0

Removal of subways throughout the town centre will
encourage pedestrians to interact in newly created public
open spaces. Improved environment and new open space
would assist with crime objectives.

Neutral impact.
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& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Significant positive effect, as
scenario consolidates and
enhances the existing urban area,
creating a high quality place to
live, work and visit.

++

++

++

Removal of Abbey Way flyover and downgrading of Archway
will result in the integration of the historic and expanded town
centres. New high quality public spaces will connect key areas
together and opportunities to reopen the River Wye will help
develop sense of identity for the town.
MfS design of alternative cross-town route will ensure that the
negative divisive impact of traffic is mitigated.
Potential positive effects on the general well being and health
of the community. Development of public open and green
space within the town centre will tackle areas of open space
deficiency.

Positive effect, due to
improvements in environment and
public realm.

+

+

+

++

++

++

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This option will have a significant positive effect on social objectives as improvements to the
environment of the town centre will help encourage a sense of identity and community within
the town centre.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

Neutral effect.
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conservation

7

To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources

9

10

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Positive effect, as creation of a
public space network will facilitate
movements of pedestrians &
cyclists within the town centre.

+

+

+

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Positive effect, as policy requires
public spaces to be designed to
facilitate de-culverting of the River
Wye and improvements to the
existing river corridor

+

+

+

+

+

+

++

++

++

+

+

+

0

0

0

1. Open space lost to development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Positive effect, as policy requires
public spaces to be designed to
facilitate de-culverting of the River
Wye and improvements to the
existing river corridor
Significant positive effect, as
option proposes a new and
improved network of public spaces
within the town centre.

Positive effect, as proposed public
space network will help facilitate
integration of historic and
expanded town centres.

Neutral effect.
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from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
To reduce the risk
3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

Neutral effect.

Significant positive effect, as all
development proposed is on
previously developed land.

Positive effect, as scenario
facilitates de-culverting of the
River Wye

This policy has a significant positive effect on environmental objectives as the proposed
public space network addresses issues of open space deficiency within the town and
proposed significant improvements to the natural and built environment within the town
centre.

0

0

0

++

++

++

+

+

+

++

++

++

Part of town centre in Floodzone2, remainder in Flood Zone 1.
De-culverting will help manage the risk of flooding from the
River Wye (current culvert at risk of blocking). Any new
channels would be designed to accommodate and mitigate
against flood risk.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Positive effect, as option proposes
improvements to the quality of
town centre public realm.

1. Jobs: labour force

Neutral effect, as no residential
development proposed within
policy.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

Comments:

Scenario facilitates the aims of the town centre vision to
promote High Wycombe as a high quality location to do
business. Improvements in the environment of the areas of
change would be likely to increase the town’s reputation and
standing as a business location as well as its attractiveness to
visitors.
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housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness
of the District
1. % of pop. in worst super output
To reduce levels
areas
of social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Positive effect, as improvements
to the town centre environment will
make it a more attractive place for
visitors.

+

+

+

0

0

0

0

0

0

+

+

+

Neutral effect.

Neutral effect.

This option has the potential to have a positive effect on economic objectives, as it proposes
improvements to the town centre environment which would be likely to increase the town’s
reputation and standing as a business location as well as its attractiveness to visitors.

Alternative Option – Improvements to existing public spaces only (Frogmoor). No new public spaces created.
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community
facilities
& services
Encourage a
sense of
community
identity & welfare

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Neutral impact.

1. Crimes per 1,000 pop

Limited positive effect, as
improvements to Frogmoor may
help to reduce crime and fear of
crime.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

0

0

0

Improvements in one area does not address issues in other
parts of the town centre. No subways removed.

+

+

+

0

0

0

+

+

+

Neutral impact.

Limited positive effect, as option
proposes improvements to an
area which has historical and
community significance.
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, due to
improvements in environment and
public realm.

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
This option will have a limited positive effect on social objectives as improvements to the
environment of the town centre will help encourage a sense of identity and community within
the town centre.

Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment
To provide for
sustainable levels
of water use,

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Neutral effect.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation

Neutral effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

Comments:

Improvements to Frogmoor will not facilitate the de-culverting
of the River Wye.
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supply &
management,
including quality
of water sources

9

10

11

12

13

14

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously

4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to development
2. New open space created as a
result of development

Neutral effect.

Improvements to Frogmoor will not facilitate the de-culverting
of the River Wye.

0

0

0

Positive effect, as option proposes
improvements to a public space
within the town centre.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Positive effect, as improvements
to Frogmoor will help facilitate
integration of historic and
expanded town centres.

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/

Significant positive effect, as all
development proposed is on
previously developed land.

No new public space created. In an open space deficiency
area.

+

+

+

+

+

+

0

0

0

0

0

0

++

++

++

Neutral effect.
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developed land

Greenfield land

1. Development in Flood Zones 2 &
3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

Positive effect, as Frogmoor is
within Floodzone 1.

+

+

+

+
This policy has a positive effect on environmental objectives as improvements to Frogmoor
would create a high quality public space within the town centre.
Predicted Effects

+

+

Objective
Sustainability

16

17

18

19

20

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector
To develop &
maintain a skilled
workforce to
support long-term
competitiveness
of the District
To reduce levels
of social
polarisation &

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in

Nature of Effect

Positive effect, as option proposes
improvements to the quality of
town centre public realm.
Neutral effect, as no residential
development proposed within
policy.

Positive effect, as improvements
to the town centre environment will
make it a more attractive place for
visitors.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

+

+

+

0

0

0

0

0

0

Comments:

Improvements in the environment of the areas of change
would be likely to increase the town’s reputation and standing
as a business location as well as its attractiveness to visitors.

Neutral effect.

Neutral effect.
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levels of
deprivation

employment
2. Unemployed for more than 1yr

Potential effect of Option on Economic Objectives:
This option has the potential to have a limited positive effect on economic objectives, as it
proposes limited improvements to the town centre environment which would be likely to
increase the town’s reputation and standing as a business location as well as its
attractiveness to visitors.

+

+

+
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Policy HWTC3 Connections, Movement and Access
Preferred Option: Changes to highway network including downgrading of Abbey Way Flyover – designed to Manual for
Streets standards
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Neutral effect, as no residential
proposed.

1. Crimes per 1,000 pop

Limited positive impact, as
changes to structure &
improvements to public realm will
help to reduce crime and fear of
crime.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Retention of elevated sections of carriageway results in
retention of subway pedestrian routes.
+

+

+

Significant positive effect, as
policy requires that accessibility to
and within the town centre is
maintained, particularly by
sustainable modes.

Facilities & services will be within the town centre (Zone 1)

++

++

++
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facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Positive effect, as reconfiguration
of Oxford Road roundabout will
facilitate better links between
historic and expanded town
centres. Public realm
improvements in historic centre,
including Frogmoor public space

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, due to
improvements in environment and
public realm.

MfS design of alternative cross-town route will ensure that the
negative divisive impact of traffic is mitigated.
+

+

+

Potential positive effects on the general well being and health
of the community. Development of public spaces within the
town centre will tackle areas of open space deficiency.

+

+

+

+

+

+

Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

Potential effect of Option on Social Objectives:
This scenario has beneficial effect on social objectives as it brings improvements to the public
realm and environment of the town centre, whilst protecting opportunities for further
improvements in the future.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

Neutral effect.
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& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Positive effect, as scenario
proposes changes that would
prioritise sustainable transport
modes within the town centre.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Limited positive effect, as
improvements can be made to
existing river corridor and
scenario protects opportunities for
the future de-culverting of the
River Wye

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources

9

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

12

Minimise waste &
then re-use it
through recycling

1. % of household waste recycled,
composted, used for energy
recovery

1. Open space lost to development
2. New open space created as a
result of development

Positive impact, as changes to
highway network will facilitate
improvements to the town centre
environment, including treeplanting and increase accessibility
to green spaces.
Positive impact, as removal of
Oxford Road roundabout would
allow for some public space
improvements in this location.

Positive effect, as reconfiguration
of Oxford Road roundabout will
facilitate better links between
historic and expanded town
centres. Public realm
improvements in historic centre,
including Frogmoor public space
Neutral effect.

Development within the town will be in a highly accessible
location, close to bus and rail stations. New bus priority link
created on retained Abbey Way flyover.

+

+

+

+

+

+

+

+

+

+

+

+

+

+

+

0

0

0

MfS design of alternative cross-town route will ensure that the
negative impact of traffic is mitigated.

Opportunities to increase accessibility to green space at
Abbey Way gyratory have been identified through changes to
highway operation of the gyratory.

Within an open space deficiency area.
Retention of Abbey Way flyover structure would continue to
dominate the landscape. Opportunities to create landmark
developments/buildings at key gateways to the town could still
be implemented.
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or composting or
recovering energy
from waste that
has not been
recycled or
composted

2. % of demolition/ construction
waste to landfill

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

0

0

0

++

++

++

+

+

+

This scenario has potential to have some positive impact on achieving environmental
+
objectives as the scenario proposes improvements to the natural and built
environment within the town centre.
Predicted Effects

+

+

13

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
To reduce the risk
3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &

Significant positive effect, as all
development proposed is on
previously developed land.

Positive effect, as part of town
centre in Floodzone2, remainder
in Flood Zone 1.

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Positive effect, as highway
network changes allow key town
centre development sites to come
forward.
Neutral effect, as no residential
development proposed within
policy.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

Comments:

Improvements in the environment of the areas of change
would be likely to increase the town’s reputation and standing
as a business location as well as its attractiveness to visitors.
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employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness
of the District
1. % of pop. in worst super output
To reduce levels
areas
of social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Positive effect, as improvements
to the town centre environment will
make it a more attractive place for
visitors.

+

+

+

0

0

0

0

0

0

+

+

+

Neutral effect.

Neutral effect.

This option has the potential to have a positive effect on economic objectives as the proposed
changes to the highway network allow for further development opportunities within the town
centre.

148

Alternative Option: Proposed changes to the highway network are not required to be designed to the principles of Manual
for Streets.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Neutral effect, as no residential
proposed.

1. Crimes per 1,000 pop

Limited positive impact, as
changes to structure &
improvements to public realm will
help to reduce crime and fear of
crime.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Retention of elevated sections of carriageway results in
retention of subway pedestrian routes.

+

+

+

Limited positive effect, as policy
requires that accessibility to and
within the town centre is
maintained, particularly by
sustainable modes.

Facilities & services will be within the town centre (Zone 1).
Alternative cross-town route may create a barrier for residents
in surrounding residential areas to cross when accessing
services in the town centre.

+

+

+
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recreation &
other community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Limited positive effect, as
reconfiguration of Oxford Road
roundabout will facilitate better
links between historic and
expanded town centres but the
design of alternative route to
traditional highway standards may
result in replicating the problems
of division in another area of the
town centre.

+

+

+

Limited positive effect, due to
improvements in environment and
public realm, facilitated by
highway changes.

The design of alternative route to traditional highway
standards may result in replicating the problems of division in
another area of the town centre and may discourage residents
from accessing services on foot or by cycle.

+

+

+

+

+

+

Mitigation measures will need to be considered in the design
of the alternative cross-town route to address potential issues
of noise and air quality.

Potential effect of Option on Social Objectives:
This scenario has limited beneficial effect on social objectives as it brings limited
improvements to the public realm and environment of the town centre, as has the potential to
replicate problems of division elsewhere in the town centre.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

Neutral effect.
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7

building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources

9

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Positive effect, as option proposes
changes that will reduce vehicle
dominance in town centre and
prioritise sustainable transport
modes.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Limited positive effect, as
improvements can be made to
existing river corridor and
scenario protects opportunities for
the future de-culverting of the
River Wye

1. Open space lost to development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

Positive effect, as scenario
facilitates improvements to the
town centre environment,
including tree planting and
increased accessibility to green
spaces.
Positive impact, as removal of
Oxford Road roundabout would
allow for some public space
improvements in this location.

Positive impact, as reconfiguration
of Oxford Road roundabout will
facilitate better links between
historic and expanded town
centres. Public realm
improvements in historic centre,
including Frogmoor public space.

+

+

+

+

+

+

Reconfiguration of network will reduce vehicle dominance
within the town centre, although design of alternative route to
traditional highway standards may result in replicating the
problems of division in another area of the town centre.

Design of alternative route to traditional highway standards
may result in more limited opportunities for tree planting.

+

+

+

+

+

+

+

+

+

Within an open space deficiency area.
Retention of Abbey Way flyover structure would continue to
dominate the landscape. Opportunities to create landmark
developments/buildings at key gateways to the town could still
be implemented.
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12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect.

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
To reduce the risk
3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

Positive effect, as all development
proposed is on previously
developed land.

Positive effect, as part of town
centre in Floodzone2, remainder
in Flood Zone 1.

0

0

0

0

0

0
Opportunity to make more efficient use of land within town
centre.

+

+

+

+

+

+

This scenario has potential to have some positive impact on achieving environmental
+
objectives as the scenario proposes some improvements to the natural and built
environment within the town centre.
Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in

+

+

Design of alternative route to traditional highway standards
may result in replicating the problems of division in another
area of the town centre.

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Positive effect, as highway
network changes allow key town
centre development sites to come
forward.
Neutral effect, as no residential
development proposed within

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

Comments:

Improvements in the environment of the areas of change
would be likely to increase the town’s reputation and standing
as a business location as well as its attractiveness to visitors.
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the growth of
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness
of the District
1. % of pop. in worst super output
To reduce levels
areas
of social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

policy.

Positive effect, as improvements
to the town centre environment will
make it a more attractive place for
visitors.

+

+

+

0

0

0

0

0

0

+

+

+

Neutral effect.

Neutral effect.

This scenario has potential to have a positive impact on achieving economic objectives as the
scenario supports new development opportunities within the town centre which will
bring increased employment opportunities. Improvements in the public realm will
also contribute to the investment potential of the town.
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Policy HWTC4 Economy
Preferred Option – Town centre is the focus for retail activity and other main town centre uses and has a central role for
quality office development, particularly at defined locations.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community
facilities

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Positive effect, as option allows for
the provision of residential
development within the town
centre.

1. Crimes per 1,000 pop

Positive effect, as redevelopment
within the town centre will create
high quality development &
improvements to the public realm
which will help to reduce crime
and fear of crime.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Removal of flyover ramps facilitates new development sites
which could include residential development.

+

+

+

+

+

+

Significant positive effect, as
option focuses facilities & services
within the town centre (Zone 1)

Option supports vision which seeks to address accessibility
issues within and to and from the town. Option allows for
development opportunities within the town centre which are
easily accessible by public transport and walking & cycling.
Residents in the town centre will have easy access to services
and facilities.

++

++

++
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& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Positive effect, as option brings
new development forward within
an accessible location.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, due to
improvements in environment and
public realm.

+

+

+

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
This option has the potential to have a positive effect on social objectives as it concentrates
services and facilities within an accessible town centre location.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

Neutral effect.
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7

To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources

9

10

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Significant positive effect, as all
development within the town
centre will be in a highly
accessible location, close to bus
and rail stations.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Neutral effect.

1. Open space lost to development
2. New open space created as a
result of development

Positive effect, as development at
key gateway locations will facilitate
the provision of new public spaces
within the town centre.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

++

++

++

0

0

0

0

0

0

+

+

+

+

+

+

0

0

0

Neutral effect.

Positive effect, as new
development will help to integrate
the historic and new parts of the
town centre.

Neutral effect.
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composted

13

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
To reduce the risk
3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

Neutral effect.

0
Significant positive effect, as all
development proposed is on
previously developed land.

Positive effect, as part of town
centre in Floodzone2, remainder
in Flood Zone 1.

This option has a positive effect on environmental objectives as it helps bring forward a
transformation in the environment of the town centre and locates services and facilitates in an
accessible location.

0

0

++

++

++

+

+

+

+

+

+

Opportunity to make more efficient use of land within town
centre, including land currently designated as adopted
highway.

Predicted Effects
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Significant positive effect, as
option proposes higher value
employment uses within the town
centre.
Significant positive effect, as
option proposes both employment
and residential development within
the town centre.

Significant positive effect, as
option proposes a range of land
uses within the town centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

++

++

++

++

++

++

Comments:
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& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness
of the District
1. % of pop. in worst super output
To reduce levels
areas
of social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Unsure of effect

?

?

?

Unsure of effect

This option has a significant positive benefit on economic objectives as it proposes high value
employment uses within the town centre, including high quality office development, which
would raise High Wycombe’s economic profile and encourage business and investment within
the town centre.

?

?

?

++

++

++

Option does allow for expansion of higher & further education
facilities within the town centre but it would be other schemes /
projects themselves that would facilitate increased education
attainment.

Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.

Alternative Option – No policy.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Neutral effect
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2

3

4

5

To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

Neutral effect

0

0

0

0

0

0

0

0

0

0

0

0

+

+

+

Neutral effect

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Neutral effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Neutral effect

Potential effect of Option on Social Objectives:
A ‘no policy’ option is likely to have a neutral effect on social objectives .
Objective

Indicators

Comments:
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Sustainability

Assessment of Effect
Nature of Effect

6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources
To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Neutral effect.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Neutral effect.

1. Open space lost to development
2. New open space created as a
result of development

Neutral effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Neutral effect.
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areas of
designated
importance

11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect.

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2 &
To reduce the risk
3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:

Indicators

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Neutral effect.

Neutral effect.

Neutral effect.

A ‘no policy’ option is likely to have a neutral effect on environmental objectives.
Objective
Sustainability

0

Predicted Effects
Nature of Effect

Comments:

Assessment of Effect
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16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness
of the District
1. % of pop. in worst super output
To reduce levels
areas
of social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Neutral effect

Neutral effect.

Neutral effect.

Neutral effect.

Neutral effect.

A ‘no policy’ option is likely to have a neutral effect on economic objectives.
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Policy HWTC5 Primary Shopping Frontages: High Wycombe
Preferred Option: area-based approach to mix of uses (varying degree of flexibility ranging from no loss of A1 to
maximum flexibility for non-A1 uses)
N.B. Policy initially proposed shopping frontage zones based on units; approach has since 2009 changed to frontage length. This
change is not considered to affect the outcome of the Sustainability Appraisal.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

Option would encourage the
development of an appropriate
range of services in central
locations which would be
accessible by a wide range of
modes of transport.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+

+

+/0

+
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education,
recreation & other
community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
town centre development thereby
consolidating existing settlements.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

++

++

++

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses
targeted at individual sectors of the primary frontage. This would assist in
maintaining the vitality and viability of the primary shopping frontage as a whole. It
would thereby have positive effects on social objectives.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.
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& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Option likely to encourage the
development of further appropriate
town centre developments in
accessible, central locations.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

+

+

+

0

0

0

0

0

0

No effect.

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

0

0

No direct effect.
0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of all the primary frontages fall within the High
Wycombe Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

No effect.
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has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option encourages retail and an
appropriate range of other town
centre uses to locate within the
primary frontages, thereby
encouraging reuse of previously
developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

++

++

++

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

++
No direct negative impacts and option would encourage an appropriate mix of town centre
uses in accessible locations.
Predicted Effects

++

++

Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

By creating an appropriate level of
flexibility on changes of use, option
could create opportunity for higher
value employment activities from
appropriate town centre
developments.
No direct effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

Comments:
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18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
e.g. shops and supporting nonretail uses such as A3 and A4
uses.
No effect.

+

+

+

0

0

0

0

0

0

++

++

++

No effect.

Option could have a significant positive impact by creating the framework to enable a wider
range of developments to come forward which would assist the local economy.

Alternative Option 1: No loss of A1 (shop) uses except in certain circumstances to A3 and A4 – to apply across the
primary frontage where no more than 1 in 5 consecutive non-A1 units.
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

167

1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Policy allows for independently
accessed residential on upper
floors

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

+

+

+

0/+

0/+

0/+

+

+

+

+

+

+

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility

• Concentration of retail facilities
within the identified primary
shopping frontage zones will
improve vitality of centres
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the primary shopping frontage
as a whole, although it continues to focus retail development across the frontages
rather than targeting different mixed for individual sectors. Overall option is likely to
have positive effects on social objectives.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Comments:
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8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

• No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

0

0

0

0

0

No effect

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

• No effect.

0

0

0

0

0

0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of all the primary frontages fall within the High
Wycombe Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

• No effect
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14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

• The policy aims to concentrate
retail use in specific existing
developed areas,, encouraging
reuse of previously developed
land.

++

++

++

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy will consolidate retail uses in existing developed areas where they are most accessible
by sustainable modes of transport. Significant positive effects on environmental objectives
therefore likely.

0

0

0

++

++

++

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

• Consolidation of retail
development within the identified
zones would maintain the viability
of centres and retail employment.
However applied broad brush
rather than targeted towards the
individual sub-sectors of the
primary frontage.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

Comments:

• No direct effect.
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18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

• Policy would maintain and
encourage retail
employment within the identified
retail centres with some degree of
flexibility for other town centre
uses.

+

+

+

0

0

0

0

0

0

+

+

+

• No effect.

• No effect.

Policy promotes retail uses which can have a positive impact on the economy within the
existing town centres. However not as targeted as the above option to the needs of individual
sub-sectors of the primary frontage.

Alternative Option 2: Maximum flexibility for any changes of use away from A1 (maintenance of active ground floor
frontage required)
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

Unsure of effect

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

0

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontage zones increases their
accessibility but option could
ultimately lead to the significant
loss of retail facilities.

0

0

Effect depends upon which uses emerge in particular
locations.
?

?

?

-

-

-

-

-

-

Loss of retail facilities within the
identified primary shopping
frontage zones could improve
vitality of centres through
introduction of other town centre
uses but could undermine viability.

173

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

-

-

-

Potential effect of Option on Social Objectives:
Option continues to focus retail and other town centre development in specific areas to
maintain vitality and accessibility, but loss of retail frontage could undermine vitality and
viability. Exact effect depends on which uses take place in which exact areas but overall the
option risks having negative effects on social objectives.

Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontage zones increases their
accessibility.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

0

0

0

Comments:

No effect.
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of water use,
supply &
management,
including quality of
water sources

9

10

11

12

13

14

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality
To improve the
efficiency of land
use through the reuse of previously

3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

No effect.
0

0

0

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development

The policy option aims to
concentrate retail and town centre
uses in specific existing developed
areas, encouraging reuse of

0

0

0

0

0

0

0

0

0

0

0

++

++

++

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of all the primary frontages fall within the High
Wycombe Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

No effect
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developed land

on previously developed land/
Greenfield land

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

previously developed land.

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail and uses in existing developed areas where they are most
accessible by sustainable modes of transport so no negative effects likely.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

To develop &
maintain a skilled
workforce to
support long-term
competitiveness of

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Flexible approach is likely to allow
business to respond to changing
circumstances and demands.

1. Jobs: labour force

No effect likely.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

Policy option could maintain
emplopyment in the frontage but
loss of retail could damage the
diversity of the economy and
undermine the tourism sector.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

-

-

-

0

0

0

Comments:

No effect.
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the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct effect

Loss of retail development within the identified zones could undermine the viability of centres
and retail employment, although other uses could provide employment. Overall effect on
economic objectives likely to be neutral.

0

0

0

0

0

0

Alternative Option 3: Less flexibility – allow no exceptions for changes of use so no change to non-A1 uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

2

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Policy option would not allow for
residential development above
primary retail frontage

1. Crimes per 1,000 pop

• If strict policy leads to spread of
vacant units, resulting
environmental degradation could
ultimately risk an increase in crime.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

-

-

-
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3

To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously
4

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility.

+

+

+

-

-

-

0

0

0

-

-

-

• Concentration of retail facilities
within the identified primary
shopping frontage zones will
improve vitality of centres.

Encourage a
sense of
community
identity & welfare

However if such a strict policy
approach leads to the spread of
empty units, vitality of centre will
be seriously harmed.

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility, but for the High Wycombe frontages, too strict an approach risks the further
spread of void units, undermining vitality and viability and thereby having a negative effect on
social objectives.
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Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility but lack of
provision for other uses reduces
overall accessibility.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

Comments:

No effect.

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.
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particular, those
areas of
designated
importance

11

12

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

• The policy option aims to
concentrate retail use in specific
existing developed areas,
encouraging reuse of previously
developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

0

0

0

0

0

0

++

++

++

No effect

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail uses in existing developed areas where they are most
accessible by sustainable modes of transport but reduced opportunities for alternative uses
would undermine any accessibility benefits. Overall modest positive effects on objective.
Objective

Indicators

Large parts of all the primary frontages fall within the High
Wycombe Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

Predicted Effects

0

0

0

+

+

+

Comments:
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Sustainability

Assessment of Effect
Nature of Effect

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

• Consolidation of retail
development within the identified
zones would maintain the viability
of centres and retail employment.
However too strict an approach
could place businesses at risk.

1. Jobs: labour force

• Policy option is unlikely to have a
significant
affect on the objective

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

• Policy option would maintain and
encourage retail employment
within the identified retail centres.
However too strict an approach
could place businesses at risk.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

-

-

-

0

0

0

0

0

0

-

-

-

No effect.

No direct effect

Policy option promotes retail uses but given the vulnerability of some of of the sub-areas of
the High Wycombe primary frontage, a lack of flexibility for any other uses could damage
business viability, and thereby have negative effects on economic objectives.
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Policy HWTC6 Secondary Shopping Frontages: High Wycombe
Preferred Option: No net loss of frontage lengths in Class A use; only exceptional changes away from this (to
Community use where active frontage retained).
N.B. The boundaries of the secondary shopping frontage zone are proposed to be changed from the Local Plan to
include Desborough Road which was previously classified as a Local District Centre. SA is carried out on the basis
of the new boundary.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

Option would encourage the
development of a wide range of
services in locations readily
accessible by a variety of modes of
transport.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+

+

+/0

+
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obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
town centre development thereby
consolidate existing settlements.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the District’s town centres
including secondary frontage zones, and therefore have a positive effect on social
objectives.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.
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7

8

9

10

b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or

4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Option likely to encourage the
development of further appropriate
developments in accessible,
central locations.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

+

+

+

0

0

0

0

0

0

No effect.

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction

0

0

No direct effect.
0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the High Wycombe
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect.
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recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

waste to landfill

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.

Option encourages retail and an
appropriate range of other town
centre uses to locate within the
secondary frontages, thereby
encouraging reuse of previously
developed land.
No effect.

0

0

0

++

++

++

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

++
No direct negative impacts and option would encourage an appropriate mix of town centre
uses in accessible locations and keep the town centre as a whole vital and viable.
Significant positive environmental effects therefore likely.
Predicted Effects

++

++

Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

By creating an appropriate level of
flexibility on changes of use, option
could create opportunity for higher
value employment activities from
appropriate town centre
developments.
No direct effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

Comments:
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population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
eg shops and supporting non-retail
uses such as A3 and A4 uses.
No effect.

+

+

+

0

0

0

0

0

0

++

++

++

No effect.

Option could have a significant positive effect by creating the framework to enable a wider
range of developments to come forward which would assist the local economy.

Alternative Option 1: More flexible - allow some changes of use away from A uses
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Depending on how flexible option
is applied, could allow for more
changes of use to residential.

1. Crimes per 1,000 pop

Unsure of effect.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

• Greater opportunities for
community facilities and other town
centre uses within the identified
shopping frontage zones increases
their accessibility. However could
lead to the loss of town centre
facilities in accessible locations to
residents.

+

+

+

Effect depends on the nature of the resulting mix of uses.

?

?

?

-

-

-

-

-

-

Loss of retail facilities within the
identified secondary shopping
frontage zones could improve
vitality of centres through
introduction of other town centre
uses but would undermine viability.
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.

0

0

0

-

-

-

Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option could lead to the loss of active frontages providing main town centre uses, which
would undermine long-term vitality and viability of the town centre.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

• Concentration of retail and
community facilities and other town
centre uses within the identified
shopping frontage zones increases
their accessibility. However
changes to other uses could
undermine beneficial effects on
this objective.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

0

0

0

0

0

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

0

0

0

0

0

0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the High Wycombe
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect
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14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option encourages wide range of
uses to locate within the secondary
frontages, thereby encouraging the
reuse of previously developed

++

++

++

land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

No effect.

Effect would be dependent on the location of development and
its relationship with the identified Flood Zones.

Policy option will consolidate retail and other uses in existing developed areas where they are
most accessible by sustainable modes of transport. However, spread of non-A uses could
mean loss of such facilities, undermining accessibility benefits of option.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,

1. Jobs: labour force

Nature of Effect

• By creating wide flexibility on
changes of use, option could
create opportunities for higher
value employment activities from
town centre developments.
However it could damage shops
and other A uses by making them
less viable and thus reducing their
employment potential.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:

No direct effect.
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population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Loss of retail within the identified
zones could undermine the viability
of centres and retail employment,
although other uses could provide
employment

0

0

0

0

0

0

0

0

0

0

0

0

No effect

No effect.

Loss of retail development within the identified zones which could undermine the viability of
centres although the effects are uncertain.

Alternative Option 2: Less flexible - no loss of A1 shop uses
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

If shops are not viable in certain

Encourage a
sense of
community
identity & welfare

0

0

-

-

-

0

0

0

-

-

-

parts of the secondary frontages,

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

0

an over-strict application of policy
could result in more empty shops
which could encourage crime or
fear of crime.
1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Concentration of retail facilities
within the identified shopping
frontage zones increases their
accessibility , but opportunities for
other community facilities would be
restricted

Only allowing Class A1 uses within
the identified secondary shopping
frontage zones could reduce
vitality of centres through reduction
in other town centre uses
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.

0

0

0

0

0

0

Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility, but failure to cater adequately for other services could undermine these
objectives

Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation

• Would force other town centre
uses to less accessible locations.

No effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

-

-

-

0

0

0

Comments:
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supply &
management,
including quality of
water sources

9

10

11

12

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

No effect.
0

0

0

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

0

0

0

0

0

0

0

0

0

0

0

++

++

++

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process However, policy option for Primary
Shopping Areas policy promotes development which is of an
appropriate scale to the town centre.

Some of the secondary frontages fall within the High Wycombe
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect.

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/

• The policy option aims to
concentrate retail and town centre
uses in specific existing developed
areas, encouraging reuse of
previously developed land.
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Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail uses in existing developed areas where they are most
accessible by sustainable modes of transport but could divert other town centre uses to less
sustainable locations

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

• Policy option would maintain and
encourage retail employment
within the identified retail centres,
but failure to provide adequately
for other uses could undermine
vitality and viability of the town
centre.

1. Jobs: labour force

No direct effect.

1. Diversity of economy
2. % jobs in tourism sector

• Policy option would maintain and
encourage retail employment
within the identified retail centres,
but failure to provide adequately
for other uses could undermine
vitality and viability of the town
centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

-

-

-

Comments:
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1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

No effect.
0

0

0

0

0

0

-

-

-

No effect

Policy option promotes retail uses which can have a positive impact on the economy within the
existing town centres but restricting other uses could undermine their vitality and viability.

APPENDIX 2:
Sustainability Appraisals of High Wycombe Town Centre Site Policies
Policy HWTC7 Easton Street
Preferred Option: Predominantly offices but with scope for main town centre uses and residential
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Assessment of
effect

Comments:

Limited residential development envisaged under this option.
0/+
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No direct effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Town centre location means that most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

0

Also close to the railway station

++

No direct effect

Not in area of deprivation but could benefit
0

Good access to the Rye.
+

Potential effect of Option on Social Objectives:
Option has positive effect due to site being well located in relation to services and facilities

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

Assessment of
effect

Comments:
Wholesale redevelopment is not envisaged; such large-scale
proposals would have greater positive effect.

Any redevelopment would be required to meet new standards for carbon
reduction.
+

Zone 1
Very accessible location

++

Unsure of effect
?

Good access to rail and bus stations, potential to improve access
to railway station.

Site is in an abstraction area, development proposals need to
assess impact. Impact on water supply and treatment dependent
upon scale of redevelopment proposals.
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9

10

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

No direct effect
0
No direct effect
0

Redevelopment of site offers opportunity to have a positive impact.
11

To conserve & where appropriate
enhance the historic environment
No direct effect

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed land.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

+

Part of site located in Conservation area, contains a number of
listed buildings and a Scheduled Ancient Monument located on
the south east boundary of the site.

0

++
Site is previously developed land.

Site is reasonably high density, limited potential to increase
+

Site in low risk flood zone (Zone 1)
++

Potential effect of Option on Environmental Objectives:
Option has positive effect on environmental objectives due to site being well located, previously developed,
not subject to flood risk and offering potential to improve and enhance the conservation area

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect as allocation allows for the retention of site in business
use.

Assessment of
Effect

Comments

++
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To achieve a broad balance in
No effect as limited additional residential development intended as part
the growth of housing, population
of this allocation.
& employment.
To encourage a diverse economy Positive effect as allocation promotes other employment generating
uses.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Unsure of effect
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Allocation has potential to generate new employment through more
20
polarisation & levels of
efficient use of parts of the site
deprivation
Potential effect of Option on Economic Objectives:
17

Option has positive effects on economic objectives as a result of maintaining site in employment use and
allowing other employment-generating uses

.
0

+

?

+

+

Alternative Option: Residential

Predicted Effects
Sustainability Objective
Nature of Effect
Opportunity for affordable housing to be provided.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Redevelopment of site could improve quality of area , enable safe
routes through the site and links to the station area

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,

Assessment of
effect

Comments:

++

+

Also close to the railway station
++
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Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:

recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Redevelopment for residential uses offers opportunity to create a
community

+

Redevelopment would result in provision of open space

Site also has good access to the Rye
+

Potential effect of Option on Social Objectives:
Option has positive effect due to being a large site and close to town centre and facilities

6

7

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

Redevelopment would be required to meet carbon reduction
standards, limited by presence of listed buildings and conservation
area.

++

+

Transport Accessibility Zone 1

Also adjacent to the railway station.
++

Constraints on water supply network to the site have been identified
by Thames Water.
Sewerage network capacity in this area is likely to be able to
support the demand anticipated from this development.
Effect on quality of water resources unknown.
Site is not in or adjacent a designated site or open space.
No loss of any significant vegetation

0

0
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Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Site lies partly within the High Wycombe Conservation area

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

Recycling opportunities may exist as part of any new
redevelopment.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed land.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

+

Site is within an archaeological notification site.
Part of the site lies within the High Wycombe Conservation area

+

Comments:

Redevelopment will have positive benefits on the conservation
area and its setting by brining life to a run down area and
removing unattractive buildings.

Redevelopment will have positive benefits on the conservation
area and its setting by brining life to a run down area and
removing unattractive buildings.

+

+
Site is previously developed land.

Opportunity to increase the intensity of use of land
+



Flood Zone 1
++

Potential effect of Option on Environmental Objectives:

Option has positive effect on environmental objectives due to site being well located, previously
developed, not subject to flood risk and offering potential to improve and enhance the conservation area

++

Predicted Effects

Predicted Effects

Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Nature of Effect

Assessment of Effect

Loss of employment land and offices in highly accessible location
--
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Predicted Effects
Sustainability Objective
Nature of Effect
To achieve a broad balance in
Redevelopment would increase labour supply
the growth of housing, population
& employment.
To encourage a diverse economy
Loss of employment land and offices
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Loss of employment land and offices
19
workforce to support long-term
competitiveness of the District
Loss of employment land and offices
To reduce levels of social
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Redevelopment of site for residential uses would have a very negative effect social objectives due to loss of
employment land and offices.

Assessment of
effect

Comments:

++

--

--

--

--
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Policy HWTC8 Council Offices and Royal Mail Sorting Office
Preferred Option: Town Centre Business Area with flexible uses (main town centre uses) on ground floor
Predicted Effects
Sustainability Objective
Nature of Effect
No residential development proposed

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Unsure of effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Zone 1
Within 30 minutes public transport time of local facilities.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare.

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0
Continuation of current use may not result in any significant
change.
?

++

Within built up area of High Wycombe.
+
There are playing fields immediately to the south and east of the site.
Heavily trafficked surrounding road network.
+

Potential effect of Option on Social Objectives:
Option likely to have a positive effect on social objectives due to being a town centre site with good access
to facilities and open space.
Sustainability Objective

+
Comments:
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Assessment of
effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses.
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance
To conserve & where appropriate
enhance the historic
environment.
Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

New development will be required to meet new sustainable construction
standards.

To conserve soil resources &
quality

Site is previously developed land.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

6

7

8

9

10

11

12

++

Zone 1
Highly accessible location

New development will be required to meet new sustainable construction
standards.

Good access to rail and bus stations.
++

0

No water supply or sewage system problems; option should have
no effect on water quality.

Neutral effect
0
Neutral effect

Valley bottom site, no landscape designations affected , no green
space within site.
0

Unsure of effect

Site located within Conservation Area
?

No direct effect
0

Not agricultural land, no evidence of contamination
+

Site is 100% previously developed land

Opportunity to increase the intensity of use of land
++

No direct effect
+

Approx. 5% of site located within flood zone 2, remainder in flood
zone 1, no risk from other sources
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Potential effect of Option on Environmental Objectives:
Option is likely to have a positive effect on environmental objectives due to having good public transport
accessibility, being a brownfield site and being mainly in an area of low flood risk
Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect as option would entail primarily office type employment
with scope for other commercial uses.

To achieve a broad balance in
Neutral effect as no residential proposed.
the growth of housing, population
& employment.
Positive effect as site large enough to provide range of employment
To encourage a diverse economy
uses and size of units.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Unsure of effect
19
workforce to support long-term
competitiveness of the District.
To reduce levels of social
Positive effect as site retained in employment use, also possible
20
polarisation & levels of
creation of range of jobs close to an area of deprivation.
deprivation
Potential effect of Option on Economic Objectives:
17

Option is likely to have a positive effect on economic objectives

Alternative Option:

+
Comments:
Assessment of
Effect
++
0

+

?

++

++

Redevelopment for residential use

Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Assessment of
effect

Comments:

Opportunity for affordable housing to be provided.
++
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Predicted Effects
Sustainability Objective
Nature of Effect
Site is adjacent to very busy road so could suffer from noise.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

-

Close to the railway station and bus station.

++

Redevelopment for residential uses offers opportunity to create a
community.

+

Redevelopment would result in provision of open space.

Site also has good access to the Rye.
+

Potential effect of Option on Social Objectives:
Overall positive effect due to being a large site and close to town centre and facilities

6

7

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

++

Redevelopment would be required to meet carbon reduction
standards.
++

Transport Accessibility Zone 1.
++
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Predicted Effects
Sustainability Objective
Nature of Effect

8

9

10

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Assessment of
effect

Unsure of effect
?
Neutral effect
0

Comments:

Site is in an abstraction area - development proposals need to
assess impact. Impact on water supply and treatment dependent
upon scale of redevelopment proposals.
Valley bottom site - no landscape designations affected. Small
area of green space alongside the Wye.

Site lies within the High Wycombe Conservation area
-

Site lies within the High Wycombe Conservation area and contains
historic civic buildings.

11

To conserve & where appropriate
enhance the historic environment

Recycling opportunities may exist as part of any new
redevelopment.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

-

Impact subject to extent of change and redevelopment would
need to undertaken in a sensitive way.

+

+
Site is previously developed land.

Opportunity to increase the intensity of use of land.
+

No direct effect
+

Approximately 5% of site located within flood zone 2; remainder
in flood zone 1, no risk from other sources.

Potential effect of Option on Environmental Objectives:

Overall positive effect on environmental objectives due to site being well located, previously
developed land, not subject to flood risk, but careful consideration needed for the historic buildings and
conservation area.
Sustainability Objective

Predicted Effects

+

Predicted Effects
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Predicted Effects
Sustainability Objective

16

To encourage economic growth
& competitiveness

Nature of Effect

Assessment of
effect

Nature of Effect

Nature of Effect

Comments:

Assessment of Effect

Loss of employment land and offices in highly accessible location

To achieve a broad balance in
Redevelopment would increase labour supply
the growth of housing, population
& employment.
Loss of employment land and offices
To encourage a diverse economy
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Loss of employment land and offices
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Loss of employment land and offices
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

-++

--

--

--

Redevelopment of site for residential uses would have a significant negative effect on economic objectives
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Policy HWTC9 Land off Duke Street
Preferred Option: Mixed-use development including residential and/or office use with some car parking retained. No
net loss of B use class floorspace.
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

5

Encourage a sense of
community identity & welfare

Improve & maintain health &
well-being of the population &
reduce inequalities in health









Option could make some contribution towards meeting
housing requirements and contributing towards affordable
housing.
By creating new uses and regenerating the site, option is likely
to lead to a positive or at least neutral impact on levels of
crime and anti-social behaviour.
Site is highly accessible for the railway station and is within the
town centre boundary, meaning it is within close distance of
the very wide range of service and facilities available in High
Wycombe town centre.
However the railway line creates a physical separation
between the site and the rest of the town centre.




Site is within the existing built-up area of High Wycombe.
Not in an area of deprivation.



Option would have no effect on open space deficiency
although any additional development would be expected to
contribute on-site or off-site open space according to latest
standards and requirements.
Recreational facilities available near the site.
Site does not suffer from poor air quality.
Site is next to railway line so could be affected by train noise –





Assessment of
effect

Comments:

+
New development would be to standards that design out crime.
+/0

+

It is essential that development improves the pedestrian
underpass connecting Duke Street to Railway Place.
Provision of parking will assist in improving the accessibility of the
railway station to car users.

0

Development of this site next to the Railway Station presents an
opportunity to improve the sense of arrival in the town

+

Improving what is a rather run down area will have significant
well-being improvements both for residents and visitors.
Development would have to take full account of noise from the
railway and incorporate appropriate mitigation measures.
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Potential effect of Option on Social Objectives:
By providing new development on what is a very accessible town centre site, option is likely to deliver
positive effects on social objectives

++

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses











10

Accessibility Zone 1
Highly accessible site by a range of modes of transport - near
to high frequency bus services and train station.
Option unlikely to have a major adverse impact on the
transport network – likely that any such impact could be
overcome.
Brownfield development but water supply and sewerage
networks may need to be upgraded to service redevelopment.
Potential for impact on Source Protection Zone 1.
All new development would have to meet new sustainable
construction standards.

Assessment of
effect
Ground source heat should be explored.
++

++

0

Transport impacts of development together with any necessary
mitigation measures required would need to be assessed in line
with Policy DM1 on Transport Requirements of Development
Sites, as well as Core Strategy policies CS16 and CS20.

Need for localised upgrades to water supply and sewerage
network identified in the Infrastructure Delivery Plan and any
detailed upgrades can be dealt with through the development
management process.
Impact on water source can be mitigated through design of
scheme.

No effect.
0


To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17
on Carbon Reduction.

Comments:

Site is readily visible from elevated and valley bottom areas.
Option could therefore have an impact on existing views and
the wider landscape. Effect depends upon design of the final
scheme under this option.

?

It is essential that the policy requires development under this
option to take advantage of the valley-side location of the site by
requiring a high quality design which makes a positive
contribution to the surrounding townscape.
It is expected that the car park will be a multi-storey or decked
structure and it is therefore essential that it is flanked by either
residential or business uses to be acceptable in townscape
terms.
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11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)



Site not in or adjoining designated site or area..
0



New development would offer an opportunity for recycling
during construction and through the life of the development.
+





Soil Classification is Urban. None of the site is high quality
agricultural land.
Contamination status to be determined but site not known to
be contaminated.
Site is entirely previously developed.

+

Appropriate investigations and subsequent mitigation measures
will be required for any mixed use development containing
residential located on non-residential brownfield land.

++


The site is within Flood Zone 1.
+

Potential to use sustainable urban drainage techniques to
mitigate against storm water problems.

Potential effect of Option on Environmental Objectives:
The mix of uses in an accessible site means that option is likely to have positive effects on environmental
objectives

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

17

To achieve a broad balance in
the growth of housing, population
& employment.

18

19

To encourage a diverse economy
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
workforce to support long-term
competitiveness of the District



The provision of office uses will make a contribution towards
this objective.



The provision of a mix of uses – and the stipulation that there
should be no net loss of B use floorsapce - would aid with this
objective.




Potentially, but no tourism related facilities envisaged under
this option.

Comments:
Assessment of
Effect
+

+

+

No effect likely.
0
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20

To reduce levels of social

Site not in an area of deprivation so no effect.
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:

0

The mix of uses envisaged under this option, including the provision of business use (and the stipulation of
no net loss of B uses), means that it is likely to have positive effects on economic objectives.

+

Alternative Option: No redevelopment on site.
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare



Assessment of
effect

Comments:

Option would make no contribution towards meeting housing
requirements and contributing towards affordable housing.
0



No effect.
0



No effect – current quantum of car parking would be retained.
0



No effect.
0
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5

No effect.

Improve & maintain health &
well-being of the population &
reduce inequalities in health

0

Potential effect of Option on Social Objectives:
Leaving the site in its current guise would mean no effect on social objectives.

0

Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

9

10

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted



Comments:
Assessment of
effect

No effect.
0



No effect
0



No effect.
0



No effect.
0



No effect.
+



Site not in or adjoining designated site or area.
0



No effect
0
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13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)



No effect
0



No effect
0



No effect
0

Potential effect of Option on Environmental Objectives:
Leaving the site in its current guise would have no overall effect on objectives although no effect on the
townscape would be a positive effect.

0

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness



No higher value employment uses provided for under this
option.

To achieve a broad balance in

No effect.
the growth of housing, population
& employment.
To encourage a diverse economy

No new employment or tourism facilities provided for under
18
including a vibrant & sustainable
this option.
tourism sector
To develop & maintain a skilled

No effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social

Site not in an area of deprivation so no effect.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Maintaining the status quo on this site would fail to deliver new employment facilities here and therefore
have no effect on economic objectives.

Comments:
Assessment of
Effect
0
0

0

0

0

0
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Alternative Option 2: Mixed-use development including residential and/or offices but no requirement for no net loss
of B use class floorspace.
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

5

Encourage a sense of
community identity & welfare

Improve & maintain health &
well-being of the population &
reduce inequalities in health









Option could make some contribution towards meeting
housing requirements and contributing towards affordable
housing.
By creating new uses and regenerating the site, option is likely
to lead to a positive or at least neutral impact on levels of
crime and anti-social behaviour.
Site is highly accessible for the railway station and is within the
town centre boundary, meaning it is within close distance of
the very wide range of service and facilities available in High
Wycombe town centre.
However the railway line creates a physical separation
between the site and the rest of the town centre.




Site is within the existing built-up area of High Wycombe.
Not in an area of deprivation.



Option would have no effect on open space deficiency
although any additional development would be expected to
contribute on-site or off-site open space according to latest
standards and requirements.
Recreational facilities available near the site.
Site does not suffer from poor air quality.
Site is next to railway line so could be affected by train noise –
could be mitigated through design of scheme.





Assessment of
effect

Comments:

+
New development would be to standards that design out crime.
+/0

+

It is essential that development improves the pedestrian
underpass connecting Duke Street to Railway Place.
Provision of parking will assist in improving the accessibility of the
railway station to car users.

0

Development of this site next to the Railway Station presents an
opportunity to improve the sense of arrival in the town

+

Improving what is a rather run down area will have significant
well-being improvements both for residents and visitors.
Development would have to take full account of noise from the
railway and incorporate appropriate mitigation measures.

Potential effect of Option on Social Objectives:
By providing new development on what is a very accessible town centre site, option is likely to deliver
positive effects on social objectives

++
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Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

13

To conserve soil resources &
quality











New development will be required to comply with Policy DM17
on Carbon Reduction.

Accessibility Zone 1
Highly accessible site by a range of modes of transport - near
to high frequency bus services and train station.
Option unlikely to have a major adverse impact on the
transport network – likely that any such impact could be
overcome.
Brownfield development but water supply and sewerage
networks may need to be upgraded to service redevelopment.
Potential for impact on Source Protection Zone 1.
All new development would have to meet new sustainable
construction standards.

Comments:
Assessment of
effect
Ground source heat should be explored.
++

++

0

Transport impacts of development together with any necessary
mitigation measures required would need to be assessed in line
with Policy DM1 on Transport Requirements of Development
Sites, as well as Core Strategy policies CS16 and CS20.

Need for localised upgrades to water supply and sewerage
network identified in the Infrastructure Delivery Plan and any
detailed upgrades can be dealt with through the development
management process.
Impact on water source can be mitigated through design of
scheme.

No effect.
0





Site is readily visible from elevated and valley bottom areas.
Option could therefore have an impact on existing views and
the wider landscape. Effect depends upon design of the final
scheme under this option.

?

It is essential that the policy requires development under this
option to take advantage of the valley-side location of the site by
requiring a high quality design which makes a positive
contribution to the surrounding townscape.
It is expected that the car park will be a multi-storey or decked
structure and it is therefore essential that it is flanked by either
residential or business uses to be acceptable in townscape
terms.

Site not in or adjoining designated site or area..
0



New development would offer an opportunity for recycling
during construction and through the life of the development.
+




Soil Classification is Urban. None of the site is high quality
agricultural land.
Contamination status to be determined but site not known to

+

Appropriate investigations and subsequent mitigation measures
will be required for any mixed use development containing
residential located on non-residential brownfield land.
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be contaminated.

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)



Site is entirely previously developed.
++



The site is within Flood Zone 1.
+

Potential to use sustainable urban drainage techniques to
mitigate against storm water problems.

Potential effect of Option on Environmental Objectives:
The mix of uses in an accessible site means that option is likely to have positive effects on environmental
objectives

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness



The provision of office uses will make a contribution towards
this objective.

To achieve a broad balance in

The provision of a mix of uses would aid with this objective but
the growth of housing, population
it could be undermined by loss of B uses.
& employment.
To encourage a diverse economy

Potentially, but no tourism related facilities envisaged under
18
including a vibrant & sustainable
this option.
tourism sector
To develop & maintain a skilled

No effect likely.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social

Site not in an area of deprivation so no effect.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

The mix of uses envisaged under this option could potentially have positive effects on economic objectives.
But this may be undermined if there is a net loss of B uses.

Comments:
Assessment of
Effect
+

0/+

+

0

0

0/+
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Policy HWTC10 Swan Frontage

Preferred Option – Mixed-use main town centre uses and residential, with opportunity for provision of higher education
facilities; public spaces within the site (including green space at Abbey Way Gyratory); proposals not to prejudice long-term
aspirations for the removal of eastern flyover ramp.
Relocation of Fire Station, Royal British Legion and/or Liberal Club desirable but not essential.
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as option includes scope for residential development.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Limited positive effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Significant positive effect, as proposal would locate additional retail and
employment opportunities and potentially educational facilities within the
town centre (zone 1).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

+

+

Anticipated that improvements to the public realm and new
development opportunities would increase footfall in this area,
particularly within the evening economy.
Public transport infrastructure (additional bus stops and bus
priority measures) to be provided within site design.

++
Positive effect, as proposal consolidates and enhances the existing
urban area and has potential for a landmark development in this key
gateway location.
Positive effect, as proposal provides additional public space within the
town centre and increases accessibility to the green space at Abbey Way
gyratory and the Rye.

+
+

Proposes improvements to the area outside the Swan Theatre
which is an important facility within the community.

Site is within an open space deficiency area (town centre).
Proposal would significantly alter the current situation in this
location which is currently dominated by highway infrastructure.
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Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on achieving social objectives, as it improves the
physical and natural environment in this location. The addition of a landmark development on a key site will
establish a key node at one of the gateways into the town centre of High Wycombe. The development of this
site can reinforce the identity for High Wycombe in addition to other key town centre redevelopments.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

9

10

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Significant positive effect, as proposal would see development located
within Zone 1, with a reduction in highway infrastructure and vehicle
dominance and improved public transport measures (bus stops and bus
priority).
Positive impact, as proposal would see improvements to existing River
Wye corridor and protects opportunities for de-culverting in the longer
term.
Positive impact, as proposal for site would include integrating better with
the green space currently isolated at Abbey Way gyratory and protects
opportunities for de-culverting of the River Wye in the longer term.
Positive impact, as proposal for site proposes improvements to the public
realm in this area including improved public spaces within the site. The
site is a key gateway location into the town centre and redevelopment in
this area would provide a high quality entrance to the town centre.

Comments:
Assessment of
effect
++

++

Proximity to the town centre and to the railway station provides
opportunities for sustainable travel modes. The site is suitable for
uses that generate intensive travel demand.

+
+
+

Positive impact, as proposals will help integrate the historic and
expanded town centres.

+

Part of the site lies within the High Wycombe Town Centre
conservation area.
Improvements to the public realm in this area will improve
linkages between the old and new town and improve the
environmental quality in this area.

Neutral effect.

0
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13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Neutral effect.

0

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as proposals protect opportunities for de-culverting of
the River Wye in the longer term.

++
Part of site is within Zone 2 and 3.

+

Potential effect of Option on Environmental Objectives:
This option has potential to have a positive impact on achieving environmental objectives as the option
proposes significant improvements to the natural and built environment on the site.

+

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Significant positive effect, as option proposes high quality office
development in this location.

To achieve a broad balance in
Positive effect, as option proposes residential as a suitable land use in
the growth of housing, population
this location.
& employment.
To encourage a diverse economy Significant positive impact, as option proposes a mix of main town centre
uses use which provide employment opportunities.
18
including a vibrant & sustainable
tourism sector
Positive impact, as option facilitates the expansion and provision of
To develop & maintain a skilled
higher education facilities in this location.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Neutral impact.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a significant positive impact on achieving economic objectives as the
option proposes significant employment-generating uses on site. Improvements in the public realm at this
gateway location will also increase the investment potential of the site and wider town centre.

Comments:
Assessment of
Effect

++

Redevelopment of this key gateway site forms part of the
economic strategy for the town centre.

+
++

Redevelopment of this area, including the provision of a new
quality public space outside of the Swan Theatre will make this
area an attractive place to visit.

+
Site is not in or adjacent to an area of deprivation.

0
++
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Alternative Option 1 – Mixed use development, consisting of education or cultural/entertainment use. Also scope for office or hotel
development. Requires satisfactory relocation of existing uses. Scope for improved connectivity of green spaces (The Rye and the
Abbey Way gyratory, to the town centre); proposals not to prejudice long-term aspirations for the removal of eastern flyover ramp.
Predicted Effects
Sustainability Objective
Nature of Effect
No beneficial effect, as option does not propose residential development.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Limited positive effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Significant positive effects, as proposal would locate facilities within the
town centre (zone 1).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

5

Encourage a sense of
community identity & welfare

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0

+

Anticipated that improvements to the public realm and new
development opportunities would increase footfall in this area,
particularly within the evening economy.

++
Positive effect, as proposal consolidates and enhances the existing
urban area and has potential for a landmark development in this key
gateway location.

+

Proposes improvements to the area outside the Swan Theatre
which is an important facility within the community.
Important to identify suitable new locations of Liberal Club and
Royal British Legion

Positive effect, as proposal provides additional public space within the
town centre and increases accessibility to the green space at Abbey Way
gyratory and the Rye.

+

Site is within an open space deficiency area (town centre).
Proposal would significantly alter the current situation in this
location which is currently dominated by highway infrastructure.

221

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on achieving social objectives, as it improves the
physical and natural environment in this location. The addition of a landmark development on a key site will
establish a key node at one of the gateways into the town centre of High Wycombe. The development of this
site can reinforce the identity for High Wycombe in addition to other key town centre redevelopments.
Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

9

10

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

New development will be required to comply with Policy DM17 on
Carbon Reduction.

+
Comments:
Assessment of
effect
++

Significant positive effect, as proposal would see development located
within Zone 1, with a reduction in highway infrastructure and vehicle
dominance.

++

Positive impact, as proposal would see improvements to existing River
Wye corridor and and protects opportunities for de-culverting in the
longer term.

+

Positive impact, as proposal for site would include integrating better with
the green space currently isolated at Abbey Way gyratory and protects
opportunities for de-culverting of the River Wye in the longer term.
Positive impact, as proposal for site proposes improvements to the public
realm in this area including improved public spaces within the site. The
site is a key gateway location into the town centre and redevelopment in
this area would provide a high quality entrance to the town centre.

Proximity to the town centre and to the railway station provides
opportunities for sustainable travel modes. The site is suitable for
uses that generate intensive travel demand.

+
+

Positive impact, as proposals will help integrate the historic and
expanded town centres.

+

Part of the site lies within the High Wycombe Town Centre
conservation area.
Improvements to the public realm in this area will improve
linkages between the old and new town and improve the
environmental quality in this area.

Neutral effect.

0
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13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Neutral effect.

0

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as proposals protect opportunities for de-culverting of
the River Wye in the longer-term.

++
Part of site is within Zone 2 and 3.

+

Potential effect of Option on Environmental Objectives:
This option has potential to have a positive impact on achieving environmental objectives as the option
proposals significant improvements to the natural and built environment on the site.

+

Predicted Effects
Sustainability Objective
Nature of Effect
To encourage economic growth
& competitiveness

Positive effect, as option proposed employment generating uses.

16

To achieve a broad balance in
the growth of housing, population
& employment.

Neutral impact, as option does not propose residential development.

17

18

19

20

To encourage a diverse economy
including a vibrant & sustainable
tourism sector

To develop & maintain a skilled
workforce to support long-term
competitiveness of the District
To reduce levels of social
polarisation & levels of
deprivation

Comments:
Assessment of
Effect

+

If an office component is included then a range of higher value
employment opportunities may be created.

0
Positive effect, as option proposes a mix of uses on site which provide
employment opportunities. A hotel development would offer some
tourism related facilities to encourage tourism.

Redevelopment of this area, including the provision of a new
quality public space outside of the Swan Theatre will make this
area an attractive place to visit.

+
Significant positive impact, as option facilitates the provision of higher
education facilities in this location.

Given the two new hotel developments under construction in the
town a hotel development may not be found to be viable on this
site.

++
Site is not in or adjacent to an area of deprivation.

Neutral impact.

0

223

Potential effect of Option on Economic Objectives:
This option has the potential to have a positive impact on achieving economic objectives as the option
proposes employment generating uses on site. Improvements in the public realm at this gateway location
will also increase the investment potential of the site and wider town centre.

+

Alternative Option 2 – Mixed use predominantly office development with scope for other uses including cultural/entertainment, retail,
hotel and residential. Requires satisfactory relocation of existing uses. Creation of new open space and improved connectivity
between the Rye and the Abbey Way roundabout; proposals not to prejudice long-term aspirations for the removal of eastern flyover
ramp
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as option includes scope for residential development.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Limited positive effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Significant positive effects, as proposal would locate facilities within the
town centre (zone 1).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

Assessment of
effect

Comments:

+

+

Anticipated that improvements to the public realm and new
development opportunities would increase footfall in this area,
particularly within the evening economy.
Significant positive effects, as proposal would locate facilities
within the town centre (zone 1).

++
Positive effect, as proposal consolidates and enhances the existing
urban area and has potential for a landmark development in this key
gateway location.

+

Proposes improvements to the area outside the Swan Theatre
which is an important facility within the community.
Important to identify suitable new locations of Liberal Club and
Royal British Legion
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5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Positive effect, as proposal provides additional public space within the
town centre and increases accessibility to the green space at Abbey Way
gyratory and the Rye.

+

Site is within an open space deficiency area (town centre).
Proposal would significantly alter the current situation in this
location which is currently dominated by highway infrastructure.

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on achieving social objectives, as it improves the
physical and natural environment in this location. The addition of a landmark development on a key site will
establish a key node at one of the gateways into the town centre of High Wycombe. The development of this
site can reinforce the identity for High Wycombe in addition to other key town centre redevelopments.
Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

9

10

11

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance
To conserve & where appropriate
enhance the historic environment

New development will be required to comply with Policy DM17 on
Carbon Reduction.

+
Comments:
Assessment of
effect
++

Significant positive effect, as proposal would see development located
within Zone 1, with a reduction in highway infrastructure and vehicle
dominance.

++

Positive impact, as proposal would see improvements to existing River
Wye corridor and and protects opportunities for de-culverting in the
longer term.

+

Positive impact, as proposal for site would include integrating better with
the green space currently isolated at Abbey Way gyratory and protects
opportunities for de-culverting of the River Wye in the longer term.
Positive impact, as proposal for site proposes improvements to the public
realm in this area including improved public spaces within the site. The
site is a key gateway location into the town centre and redevelopment in
this area would provide a high quality entrance to the town centre.
Positive impact, as proposals will help integrate the historic and
expanded town centres.

Proximity to the town centre and to the railway station provides
opportunities for sustainable travel modes. The site is suitable for
uses that generate intensive travel demand.

+
+

+

Part of the site lies within the High Wycombe Town Centre
conservation area.
Improvements to the public realm in this area will improve
linkages between the old and new town and improve the

225

environmental quality in this area.
Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0
0

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as proposals protect opportunities for de-culverting of
the River Wye in the longer term.

++
Part of site is within Zone 2 and 3.

+

Potential effect of Option on Environmental Objectives:
This option has potential to have a positive impact on achieving environmental objectives as the option
proposals significant improvements to the natural and built environment on the site.

+

Predicted Effects
Sustainability Objective
Nature of Effect

16
17

18

19

20

Comments:
Assessment of
Effect

To encourage economic growth
& competitiveness

Significant positive effect, as option proposes a wide range of uses for
the site, predominantly led by high quality office development.

++

To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
workforce to support long-term
competitiveness of the District
To reduce levels of social
polarisation & levels of
deprivation

Positive effect, as option proposes residential as a suitable land use in
this location.

+

Significant positive impact, as option proposes a mix of retail and office
use which provide employment opportunities.

++

Redevelopment of this area, including the provision of a new
quality public space outside of the Swan Theatre will make this
area an attractive place to visit.

Unsure of effect

?
Site is not in or adjacent to an area of deprivation.

Neutral impact.

0
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Potential effect of Option on Economic Objectives:
This option has the potential to have a significant positive impact on achieving economic objectives as the
option proposes significant employment generating uses on site. Improvements in the public realm at this
gateway location will also increase the investment potential of the site and wider town centre.

++
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Policy HWTC11 Wycombe Hospital
Preferred Option: Continuing Hospital Use with flexibility for residential and office uses on parts of the site
Sustainability Objective

1

2

3

4
5

To provide the residents of
Wycombe District Council with the
opportunity to live in a quality
home.
To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.
To improve accessibility to
essential services & facilities & to
provide opportunities to obtain
good access to high quality health,
education, recreation & other
community facilities & services.
Encourage a sense of community
identity & welfare.
Improve & maintain health & wellbeing of the population & reduce
inequalities in health.

Predicted Effects
Nature of Effect


Option could make some contribution towards meeting
housing requirements and contributing towards affordable
housing.



Option widens the range of potential uses on the site but this is
unlikely to have either a positive or negative effect on this
objective since, as a working hospital, site is already
intensively used.
Site is intrinsically accessible being located in the centre of
High Wycombe near a very wide range of facilities and
services.
Option would facilitate a greater variety of uses as well as
supporting the continued use and consolidation of the hospital
use.
Site is within the existing built-up area of High Wycombe.
Not in an area of deprivation.
Option would have no effect on open space deficiency
although any new floorspace will be expected to contribute onsite or off-site open space according to latest standards and
requirements.
Recreational facilities available near the site.
Site does not suffer from poor air quality.
Part of site is adjacent to the A404 Marlow Hill so could be
subject to traffic noise. However this could be mitigated
against in the design of the scheme.











Potential effect of Option on Social Objectives:

Comments:
Assessment of
Effect
+

0

++

0
+

Development would have to incorporate any mitigation measures
necessary to mitigate noise impacts from the A404.

++

Option would have a positive effect by allowing a mix of uses in an accessible location and by supporting
continuing operation of the hospital at this town centre site.
Sustainability Objective

Predicted Effects
Nature of Effect

Comments:
Assessment of
Effect
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6

7

To reduce contributions to climate
change through:
a) Sustainable building
practices
b) Maximising the potential
for renewable energy &
energy conservation
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment



Any new-build would be expected to comply with Policy DM17
on Carbon Reduction.

++

New development may allow for the introduction of new design
techniques into the construction




Site is in Accessibility Zone 3
Site is in central High Wycombe, adjacent to the park and ride
high frequency bus route.
Site can be safely accessed by car, and option would be
unlikely to have an adverse impact on the transport network –
likely that any such impact could be overcome.
Access by foot involves crossing busy road and/or steep
gradient.
Redevelopment and intensification of use of existing site so
unlikely to be constraints on water supply, sewerage system or
an effect on the quality of water sources.
No effect

+

Transport impacts of development together with any necessary
mitigation measures required would need to be assessed in line
with Policy DM1 on Transport Requirements of Development
Sites, as well as Core Strategy policies CS16 and CS20.
Improvements to the access to the site for pedestrians would be
needed.

The tower block of the hospital is readily visible in the
townscape and its removal, redevelopment or reduction in
height could have a positive effect on the townscape character
of the area. Effect depends upon the design of the final
scheme under this option.
Not within a conservation area but is adjacent to the Wycombe
Abbey Conservation Area.

?/+




To provide for sustainable levels of
water use, supply & management,
including quality of water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape character
of the District & in particular, those
areas of designated importance



1
1

To conserve & where appropriate
enhance the historic environment



1
2

Minimise waste & then re-use it
through recycling or composting or
recovering energy from waste that
has not been recycled or
composted
To conserve soil resources &
quality
To improve the efficiency of land
use through re-use of previously
developed land
To reduce the risk of flooding (in
relation to both new & existing
development)

8

9

1
0

1
3
1
4
1
5







0

0

0

Recycling opportunities may become available through new
domestic construction and waste collection.

+



No effect.

0



All of the site is previously developed.

++



Site is in Flood Zone 1.

+

If the height of the tower block is affected by the final scheme
under this option, it is essential that this scheme incorporates a
high quality design.

Proposals would need to respect the setting of the adjacent
conservation area.

Potential to use sustainable urban drainage technique to mitigate
against storm water problems.
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Potential effect of Option on Environmental Objectives:

++

Option could provide environmental enhancements for a key part of the town centre. No significant adverse
effects likely under any of the sub-categories.
Sustainability Objective

16

To encourage economic growth
& competitiveness

Predicted Effects
Nature of Effect


Offices envisaged on part of the site as one possible option –
would provide higher value employment opportunities, as
would continuing hospital use.
Option could increase labour supply through residential
development

To achieve a broad balance in

the growth of housing,
population & employment
18
To encourage a diverse

Option includes continuing hospital use and mix of supporting
economy including a vibrant &
uses.
sustainable tourism sector
19
To develop & maintain a skilled

No effect
workforce to support long-term
competitiveness of the District
20
To reduce levels of social

No effect.
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Comments:
Assessment of
Effect
++

+

+

0

0

+

Option would help maintain future use of site as both operational hospital use and with a supporting
mixture of supporting uses, would have positive effects on economic objectives.

Alternative Option: Continuing Hospital Use but no flexibility for other uses (i.e. status quo)
Sustainability Objective

1

2

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.
To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Predicted Effects
Nature of Effect


Option would make no contribution towards meeting housing
requirements and contributing towards affordable housing.



No effect

Comments:
Assessment of
Effect
0

0
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3

4
5

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities & services.
Encourage a sense of
community identity & welfare.
Improve & maintain health &
well-being of the population &
reduce inequalities in health.



No diredt effect although potentially too little flexibility could
damage the chances of retaining the current range of hospital
facilities on the site.



No effect.



No direct effect although potentially too little flexibility could
damage the chances of retaining the current range of hospital
facilities on the site, ultimately leading to negative effect on
objective.

Option would largely have a neutral effect on objectives but could potentially have a negative effect by
being too inflexible and thereby not allowing the hospital the requisite to tailor the mix of land uses on the
site to meet its requirements. This could ultimately lead to a risk that the current range of facilities offered at
the hospital site could reduce.
Sustainability Objective
Predicted Effects
Nature of Effect

7

8

9

10

To reduce contributions to
climate change through:
c) Sustainable building
practices
d) Maximising the
potential for
renewable energy &
energy conservation
To encourage the use of
sustainable methods of
transport to reduce negative
effects on the environment
To provide for sustainable levels
of water use, supply &
management, including quality
of water sources
To maintain & enhance
biodiversity, flora & fauna &
avoid irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in

0
0/-

0/-

Potential effect of Option on Social Objectives:

6

0/-

Comments:
Assessment of
Effect
0



No effect.



No effect.

0



No effect.

0



No effect.

0



No effect.

0
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particular, those areas of
designated importance
11
To conserve & where

No effect.
appropriate enhance the historic
environment
12
Minimise waste & then re-use it

No effect.
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
13
To conserve soil resources &

No effect.
quality
14
To improve the efficiency of land

No effect.
use through re-use of previously
developed land
15
To reduce the risk of flooding (in

No effect.
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:

+

0

0
0

0

0

‘No change’ option so would have no effect on environmental objectives.

Sustainability Objective

16
17

18

19

20

To encourage economic growth
& competitiveness
To achieve a broad balance in
the growth of housing,
population & employment
To encourage a diverse
economy including a vibrant &
sustainable tourism sector
To develop & maintain a skilled
workforce to support long-term
competitiveness of the District
To reduce levels of social
polarisation & levels of
deprivation

Predicted Effects
Nature of Effect


Comments:
Assessment of
Effect
0



No higher value employment uses provided for under this
option.
No effect.



No effect other than maintaining current hospital use.

0



No effect

0



No effect.

0

0
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Potential effect of Option on Economic Objectives:

0

‘No change’ option so no effect on economic objectives.
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Policy HWTC12 Chilterns Shopping Centre and Frogmoor East
Preferred Option: Mixed-use allocation comprising retail, restaurants, hotels, pubs, commercial leisure. Residential
acceptable (on upper floors and on ground floor where no loss of retail frontages).
Sustainability Objective

1

2

3

4

5

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.
To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.
To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities & services.
Encourage a sense of
community identity & welfare.

Improve & maintain health &
well-being of the population &
reduce inequalities in health.

Predicted Effects
Nature of Effect

Comments:
Assessment of
Effect
+



Positive effect, as residential development could be brought
forward on this site.



By creating new uses and regenerating the site, the option is
likely to lead to a positive or at least neutral impact on levels of
crime and anti-social behaviour.

+/0

New development would be to standards that design out crime.



Site is intrinsically accessible being located in the heart of High
Wycombe town centre and therefore immediately adjacent to a
very wide range of uses.

++

Option would facilitate a greater variety of uses on the site itself.




Site within the existing built-up area of High Wycombe.
Not in an area of deprivation but regeneration of key town
centre site is likely to have benefits in the wider town including
such areas of social deprivation.
Option would have no effect on open space deficiency
although any new floorspace will be expected to contribute onsite or off-site open space according to latest standards and
requirements.
Option paves the way for commercial leisure within the site.
Site does not suffer from poor air quality or noise sources.

++

Linked regeneration of Frogmoor would contribute towards
encouraging a sense of community identity.





Potential effect of Option on Social Objectives:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

0

++

Option would be a catalyst to regenerating a key town centre site including provision of new housing,
shopping and other facilities which would be used by the wider community; therefore likely to have
significant positive effects on social objectives.
Sustainability Objective

Predicted Effects
Nature of Effect

Comments:
Assessment of
Effect
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6

7

To reduce contributions to
climate change through:
a) Sustainable building
practices
b) Maximising the
potential for
renewable energy &
energy conservation
To encourage the use of
sustainable methods of
transport to reduce negative
effects on the environment



New development will be required to comply with Policy DM17
on Carbon Reduction.

++

New development may allow for the introduction of new design
techniques into the construction.




Site is in Accessibility Zone 1
Site is in the heart of High Wycombe town centre, near to
extremely frequent bus and train services to a wide range of
locations.
Surrounding pedestrianised streets suitable for use by cyclists.
Site can be safely accessed by foot and car, and option would
be unlikely to have an adverse impact on the transport network
– likely that any such impacts could be overcome.
Redevelopment of existing site so unlikely to be constraints on
water supply, sewerage system or an effect on the quality of
water sources.
Any new development would have to meet new sustainable
construction standards.

++

Transport impacts of development together with any mitigation
measures required would need to be assessed in line with Policy
DM1 on Transport Requirements of Development Sites, as well
as Core Strategy policies CS16 and CS20.

0

Need for localised upgrades to water supply and sewerage
network identified in the Infrastructure Delivery Plan and any
detailed upgrades can be dealt with through the development
process.
Any impact on water sources can be mitigated through design of
scheme.




8

9

10

11

To provide for sustainable levels
of water use, supply &
management, including quality
of water sources



To maintain & enhance
biodiversity, flora & fauna &
avoid irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance
To conserve & where
appropriate enhance the historic
environment



No effect

0



If option results in redevelopment or rebuild, new development
could potentially have an impact on the townscape. Effect
depends upon design of the final scheme under this option.

?



The site is within the High Wycombe Conservation Area and
there is one Grade II listed building on the site. Essential that
option ensures protection and enhancement of conservation
and retention of listed building.

0/+

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality
To improve the efficiency of land



Recycling opportunities may become available through new
domestic construction and waste collection.

+



Previously developed land and not known to be contaminated.

+



All of the site is previously developed.

++



Under any redevelopment scheme, a high-quality design would
be required which makes a positive contribution to the
surrounding townscape.

Essential that policy requires that the option retains the listed
building on the site; Saved Local Plan Policy HE6 will ensure
protection and enhancement of the special character and
appearance of the conservation area.
.

12

13
14
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use through re-use of previously
developed land
15
To reduce the risk of flooding (in

Site is in Flood Zone 1.
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:

++

++

Option would provide environmental enhancements for a key part of the town centre. No adverse effects
likely.
Sustainability Objective

Predicted Effects
Nature of Effect

16

To encourage economic growth
& competitiveness



No higher value employment activities envisaged as part of the
option. Offices currently located on the site could be lost
although it is understood that they have been empty for some
years so unlikely to be significant negative effect.
Positive effect, as proposal adds to the labour force through
proposing residential development.

To achieve a broad balance in

the growth of housing,
population & employment
18
To encourage a diverse

Positive impact – option includes hotel, pub and restaurant
economy including a vibrant &
which would all encourage tourism
sustainable tourism sector
19
To develop & maintain a skilled

No direct effect
workforce to support long-term
competitiveness of the District
20
To reduce levels of social

Option would provide employment opportunities as part of
polarisation & levels of
retail and leisure uses.
deprivation
Potential effect of Option on Economic Objectives:
17

Comments:
Assessment of
Effect
-

+

Amount of residential development restricted by the requirement
that it is provided on upper floors only or where it does not lead to
loss of retail frontages.

+

0

+

+

Option would help regenerate site and assist economy of the district by providing facilities for a mix of uses
including residential development.

Alternative Option 1: Mixed-use allocation comprising retail, restaurants, hotels, pubs and commercial leisure. NB
Residential not forming part of this option.
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Sustainability Objective

1

2

3

4

5

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.
To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.
To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities & services.
Encourage a sense of
community identity & welfare.

Improve & maintain health &
well-being of the population &
reduce inequalities in health.

Predicted Effects
Nature of Effect

Comments:
Assessment of
Effect
0



No effect



By creating new uses and regenerating the site, the option is
likely to lead to a positive or at least neutral impact on levels of
crime and anti-social behaviour.

+/0

New development would be to standards that design out crime.



Site is intrinsically accessible being located in the heart of High
Wycombe town centre and therefore immediately adjacent to a
very wide range of uses.

++

Option would facilitate a greater variety of uses on the site itself.




Site within the existing built-up area of High Wycombe.
Not in an area of deprivation but regeneration of key town
centre site is likely to have benefits in the wider town including
such areas of social deprivation.
Option would have no effect on open space deficiency
although any new floorspace will be expected to contribute onsite or off-site open space according to latest standards and
requirements.
Option paves the way for commercial leisure within the site.
Site does not suffer from poor air quality or noise sources.

++

Linked regeneration of Frogmoor would contribute towards
encouraging a sense of community identity.





Potential effect of Option on Social Objectives:

0

++

Option would be a catalyst to regenerating a key town centre site including provision of new shopping and
other facilities which would be used by the wider community; therefore likely to have significant positive
effects on social objectives.
Sustainability Objective

Predicted Effects
Nature of Effect

6

To reduce contributions to
climate change through:
c) Sustainable building
practices



New development will be required to comply with Policy DM17
on Carbon Reduction.

Comments:
Assessment of
Effect
++

New development may allow for the introduction of new design
techniques into the construction.
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d)

7

Maximising the
potential for
renewable energy &
energy conservation
To encourage the use of
sustainable methods of
transport to reduce negative
effects on the environment






8

9

10

11

Site is in Accessibility Zone 1
Site is in the heart of High Wycombe town centre, near to
extremely frequent bus and train services to a wide range of
locations.
Surrounding pedestrianised streets suitable for use by cyclists.
Site can be safely accessed by foot and car, and option would
be unlikely to have an adverse impact on the transport network
– likely that any such impacts could be overcome.
Redevelopment of existing site so unlikely to be constraints on
water supply, sewerage system or an effect on the quality of
water sources.
Any new development would have to meet new sustainable
construction standards.

++

Transport impacts of development together with any mitigation
measures required would need to be assessed in line with Policy
DM1 on Transport Requirements of Development Sites, as well
as Core Strategy policies CS16 and CS20.

0

Need for localised upgrades to water supply and sewerage
network identified in the Infrastructure Delivery Plan and any
detailed upgrades can be dealt with through the development
process.
Any impact on water sources can be mitigated through design of
scheme.

To provide for sustainable levels
of water use, supply &
management, including quality
of water sources



To maintain & enhance
biodiversity, flora & fauna &
avoid irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance
To conserve & where
appropriate enhance the historic
environment



No effect

0



If option results in redevelopment or rebuild, new development
could potentially have an impact on the townscape. Effect
depends upon design of the final scheme under this option.

?



The site is within the High Wycombe Conservation Area and
there is one Grade II listed building on the site. Essential that
option ensures protection and enhancement of conservation
and retention of listed building.

0/+

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality
To improve the efficiency of land
use through re-use of previously
developed land
To reduce the risk of flooding (in
relation to both new & existing



Recycling opportunities may become available through new
domestic construction and waste collection.

+



Previously developed land and not known to be contaminated.

+



All of the site is previously developed.

++



Site is in Flood Zone 1.

++



Under any redevelopment scheme, a high-quality design would
be required which makes a positive contribution to the
surrounding townscape.

Essential that policy requires that the option retains the listed
building on the site; Saved Local Plan Policy HE6 will ensure
protection and enhancement of the special character and
appearance of the conservation area.
.

12

13
14

15
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development)
Potential effect of Option on Environmental Objectives:

++

Option would provide environmental enhancements for a key part of the town centre. No adverse effects
likely.
Sustainability Objective

Predicted Effects
Nature of Effect

16

To encourage economic growth
& competitiveness



No higher value employment activities envisaged as part of the
option. Offices currently located on the site could be lost
although it is understood that they have been empty for some
years so unlikely to be significant negative effect.
No effect.

To achieve a broad balance in

the growth of housing,
population & employment
18
To encourage a diverse

Positive impact – option includes hotel, pub and restaurant
economy including a vibrant &
which would all encourage tourism
sustainable tourism sector
19
To develop & maintain a skilled

No direct effect
workforce to support long-term
competitiveness of the District
20
To reduce levels of social

Option would provide employment opportunities as part of
polarisation & levels of
retail and leisure uses.
deprivation
Potential effect of Option on Economic Objectives:
17

Comments:
Assessment of
Effect
-

0

+

0

+

+

Option would help regenerate site and assist economy of the district by providing facilities for a mix of
uses.
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Alternative Option 2: Stricter approach to uses – strict adherence to retail-only rules
Sustainability Objective

Predicted Effects
Nature of Effect

To provide the residents of

Wycombe District Council with
the opportunity to live in a
quality home.
2
To reduce crime, fear of crime &

anti-social activity through the
creation of safer places to live &
work.
3
To improve accessibility to

essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities & services.
4
Encourage a sense of

community identity & welfare.
5
Improve & maintain health &

well-being of the population &

reduce inequalities in health.
Potential effect of Option on Social Objectives:
1

Comments:

No contribution towards housing or affordable housing as
policy does not envisage housing on the site.

No change so the option would be likely to lead to either a
neutral or negative impact on levels of crime and anti-social
behaviour.

Assessment of
Effect
0

0/-

Site is intrinsically accessible being located in the heart of High
Wycombe town centre but option would not facilitate new, or a
greater variety of, uses.

0

No impact as no change under this option.

0

Option would have no effect on open space deficiency
Site does not suffer from poor air quality or noise sources.

0

0

Option would have no discernable impact in terms of social benefits as no change would be envisaged to a
failing part of the town centre.
Sustainability Objective

Predicted Effects
Nature of Effect

6

To reduce contributions to
climate change through:
e) Sustainable building
practices
f)
Maximising the
potential for
renewable energy &



‘No change’ option so no effect.

Comments:
Assessment of
Effect
0
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energy conservation
To encourage the use of

‘No change’ option so no effect.
sustainable methods of
transport to reduce negative
effects on the environment
8
To provide for sustainable levels

No change under this option so unlikely to have an effect on
of water use, supply &
water supply, sewerage system or an effect on the quality of
management, including quality
water resources.
of water sources
9
To maintain & enhance

No effect
biodiversity, flora & fauna &
avoid irreversible losses
10
To protect & enhance the

No effect
landscape & townscape
character of the District & in
particular, those areas of
designated importance
11
To conserve & where

The site is within the High Wycombe Conservation Area and
appropriate enhance the historic
there is one Grade II listed building on the site. No change
environment
envisaged under this option so no impact either way.
12
Minimise waste & then re-use it

Recycling opportunities may become available through new
through recycling or composting
domestic construction and waste collection although no new
or recovering energy from waste
build envisaged under this option.
that has not been recycled or
composted
13
To conserve soil resources &

No effect.
quality
14
To improve the efficiency of land

‘No change’ option so no effect.
use through re-use of previously
developed land
15
To reduce the risk of flooding (in

‘No change’ option so no effect.
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:
7

0

0

0

0

0

0

0
0

0

0

No adverse effects likely from this option but no significant enhancements either.

Sustainability Objective

Predicted Effects
Nature of Effect

16

To encourage economic growth
& competitiveness



No higher value employment activities envisaged as part of the
option.

Comments:
Assessment of
Effect
0/+

Option would retain offices in the site but these have proved
difficult to let anyway so no significant positive effect.
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To achieve a broad balance in

No effect on labour supply
the growth of housing,
population & employment
18
To encourage a diverse

No effect
economy including a vibrant &
sustainable tourism sector
19
To develop & maintain a skilled

No direct effect
workforce to support long-term
competitiveness of the District
20
To reduce levels of social

No effect
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

0

0

0

0

+

Option would do nothing to assist with regenerating a key part of the town centre which is currently
struggling.
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Policy HWTC13 Lily’s Walk (Former Gas Works Site)
Preferred Option – Mixed-use development of main town centre uses and residential development. Includes provision of
land for link road connecting Desborough Road and Queen Alexandra Road.
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Significant positive effect, as a significant amount of housing could be
developed on site.

Assessment of
effect

++

Positive effect, as development of this site would transform a currently
unoccupied site.

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Would create active frontages onto adjacent streets.
Residential development would provide activity on site outside of
business hours. Development of this site for retail may detract
people from the High Street and other areas of town which could
indirectly impact on these areas in relation to security and antisocial activity.

Significant positive effects, as proposal would locate development within
the town centre (zone 1).

++
Positive effect, as development would utilise a redundant site and link
the town centre with surrounding residential areas.

+

Neutral effect.

0

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
residential development. Can be mitigated through design.
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Potential effect of Option on Social Objectives:
This option has the potential to have a significant positive impact on social objectives as it proposes the
development of a currently redundant site bringing forward housing and other services within an accessible
town centre location.
Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

++
Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would develop a currently prominent
redundant town centre site.

+
0
0
0

Remediation work has been undertaken previously on site to
remove contamination.
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14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as all of site is previously developed land.

++
Significant positive effect, as site is in Zone 1.

++

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it develops
a currently redundant site within the town centre.

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect, as town centre uses could include higher value
employment activities.

Significant positive effect, as proposal adds to the labour force through
To achieve a broad balance in
proposing residential development.
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
employment uses to be brought forward on the site.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as employment generating uses are proposed in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a significant positive effect on economic objectives as it proposes the
re-use of a currently vacant town centre site for employment-generating uses (subject to any retail
proposals being in accordance with the town centre sequential and impact tests as set out in national
planning policy), in conjunction with residential development. In addition the provision of land for the link
road will help deliver the vision and masterplan for the town centre.

Comments:
Assessment of
Effect

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Provision of land for link road will help deliver the vision and
masterplan for the town centre and raise the profile of this
development site within the town.

++
+
0
+

++
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Alternative Option 1 – Retail allocation (not including residential as in Preferred Option). Includes provision of land for link
road described in preferred option.
.
Predicted Effects
Sustainability Objective
Nature of Effect
Neutral effect, as no housing proposed.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Positive effect, as development of this site would transform a currently
unoccupied site.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Significant positive effects, as proposal would locate development within
the town centre (zone 1).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0
Would create active frontages onto adjacent streets.

+

++
Positive effect, as development would utilise a redundant site and link
the town centre with surrounding residential areas.

+

Neutral effect.

0

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
residential development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the development
of a currently redundant site bringing forward retail development within an accessible town centre location.
Predicted Effects
Sustainability Objective

++
Comments:
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Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would develop a currently prominent
redundant town centre site.

+
0
0
0

Remediation work has been undertaken previously on site to
remove contamination.

Significant positive effect, as all of site is previously developed land.

++
Significant positive effect, as site is in Zone 1.

++
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Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it develops
a currently redundant site within the town centre.

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect, as main town centre uses could include higher value
employment activities.

No beneficial effect, as no residential proposed.
To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect, as an allocation for main town centre uses allows a range
18
including a vibrant & sustainable
of employment uses to be brought forward on the site.
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
Positive effect, as employment generating uses are proposed in an
To reduce levels of social
accessible location and close to area of social deprivation (Oakridge &
20
polarisation & levels of
Castlefield)
deprivation
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive effect on economic objectives as it proposes the re-use of a
currently vacant town centre site for employment-generating uses (subject to any retail proposals being in
accordance with the town centre sequential and impact tests as set out in national planning policy). In
addition the provision of land for the link road will help deliver the vision and masterplan for the town
centre.

Comments:
Assessment of
Effect

+

Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.

0
+
0
+

+

Alternative Option 2 – Car Parking.
Includes provision of land for link road connecting Desborough Road and Queen Alexandra Road

248

Predicted Effects
Sustainability Objective
Nature of Effect
Neutral effect, as no housing proposed.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Unsure of effect, lack of active uses overlooking the street (assuming
multi-storey parking) would have a significant detrimental impact on the
nature of the street and thus enhance the perception that crime may be
an issue.
Positive effect, as car parking in this location would be highly accessible
to the town centre.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0

?
Car park would be accessible from the alternative cross-town
route.

+
Unsure of effect, as development would utilise a redundant site on the
edge of the town centre but potential security issues with lack of active
frontages on to streets.

?

Neutral effect.

0

Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
This option would have a limited impact on social objectives as development proposed does not create an
active use within the town centre.
Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy

Neutral effect.

?
Comments:
Assessment of
effect

0
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conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

7

8

9

10

++

Neutral effect.

0
Neutral effect.

0
Unsure of effect, as proposals would develop a prominent redundant
town centre site but careful consideration will need to be given to the
design of a multi-storey car park in this prominent location.

?

Site is not within or adjacent to nationally or locally designated
sites.
The impact of a multi storey car park, with no other land use,
would be difficult to design in a way that enhances the townscape
of the area. In order to achieve this, external materials and
design would have to be of an exceptionally high standard, which
would add significant cost to the project.

0
0
0

Remediation work has been undertaken previously on site to
remove contamination.

Significant positive effect, as all of site is previously developed land.

++
Significant positive effect as site is in Zone 1.

++

Potential effect of Option on Environmental Objectives:
This option would have a positive benefit on environmental objectives as it would reuse a currently
redundant site but careful consideration would need to be given to design to ensure that there is not a
negative impact on its surrounds.

+
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Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Unsure of effect, as additional parking within the town could support its
overall competitiveness but in itself does not provide employment
opportunities.

No beneficial effect, as no residential proposed.
To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Neutral effect.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
Neutral effect.
To reduce levels of social
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

This option will have very limited beneficial effect on economic objectives, as it does not propose any
employment opportunities. In addition the provision of the link road will help deliver the vision and
masterplan for the town centre.

Comments:
Assessment of
Effect

?

Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.

0
0

Provision of parking would support increasing the attractiveness
of the town centre as a place to visit.

0
0

0

Alternative Option 3 – Mixed use development of main town centre uses and residential development. No requirement for land
for link road, connecting Desborough Road and Queen Alexandra Road.
Sustainability Objective

Predicted Effects

Comments:
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Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Significant positive effect, as a significant amount of housing could be
developed on site.

Assessment of
effect

++

Positive effect, as development of this site would transform a currently
unoccupied site.

+

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Would create active frontages onto adjacent streets.
Residential development would provide activity on site outside of
business hours. Development of this site for retail may detract
people from the High Street and other areas of town which could
indirectly impact on these areas in relation to security and antisocial activity.

Significant positive effects, as proposal would locate development within
the town centre (zone 1).

++
Limited positive effect, as development would utilise a redundant site and
link the town centre with surrounding residential areas.

+

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe but the non-provisop of the link road or
land for the link road would prejudice the delivery of the
masterplan for the wider town centre.

Neutral effect.

0

Potential effect of Option on Social Objectives:
This option has the potential to have a positive effect on social objectives as it proposes the development of
a currently redundant site bringing forward housing and other services within an accessible town centre
location.
Predicted Effects
Sustainability Objective
Nature of Effect

+
Comments:
Assessment of
effect
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6

7

8

9

10

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0
Limited positive effect, as proposals would develop a currently prominent
redundant town centre site.

+

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Site is not within or adjacent to nationally or locally designated
sites.
Non-provision of link road or land for link road would prejudice
the deliver of the masterplan for the town centre and would
therefore restrict opportunities to protect and enhance the
landscape and townscape of the town centre as a whole.

0
0
0

Remediation work has been undertaken previously on site to
remove contamination.

Significant positive effect, as all of site is previously developed land.

++
Significant positive effect, as site is in Zone 1.

++

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive effects on environmental objectives as it develops
a currently redundant site within the town centre.

++
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Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect

Positive effect, as town centre uses could include higher value
employment activities.
16

To encourage economic growth
& competitiveness

Significant positive effect, as proposal adds to the labour force through
To achieve a broad balance in
proposing residential development.
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
18
including a vibrant & sustainable
employment uses to be brought forward on the site.
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as employment generating uses are proposed in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive effect on economic objectives as it proposes the re-use of a
currently vacant town centre site for employment generating uses, in conjunction with residential
development. However the absence of the link road does not support the vision and masterplan for the town
centre, including the objective for increasing its overall economic competitiveness.

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Absence of link road between Desborough Road and Queen
Alexandra Road would not support the delivery of the vision and
masterplan for the town centre and the site would remain an
edge-of-town centre site away from main vehicular movements.

++
+
0
+

+
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Policy HWTC14 Buckingham House and Castle House
Preferred Option – Mixed-use development of town centre uses and residential development on upper floors.
Development designed to accommodate and provide the necessary land for a new link road connecting Desborough Road and Queen
Alexandra Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontage on Desborough
Road.
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

+

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Residential development would provide activity on site outside of
business hours.

++
Positive effect, as site located in central High Wycombe.

+

Neutral effect.

0

Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Further consideration will need to be given to impact of new link
road adjacent to site and increased traffic flow on Desborough
Road and impacts of noise and air on potential residential
development. Can be mitigated through design.
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Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the
redevelopment of a site for housing and other services within an accessible town centre location.

+

Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+
0
0
0
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14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as all of site is previously developed land.

++
Significant positive effect, as site is in Zone 1.

++

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect, as town centre uses could include higher value
employment activities.

Positive effect, as proposal adds to the labour force through proposing
To achieve a broad balance in
residential development.
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
employment uses to be brought forward on the site.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Significant positive effect, as employment land is retain with existing on
20
polarisation & levels of
going employment opportunities in an accessible location and close to
deprivation
area of social deprivation (Oakridge & Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses, in conjunction with residential
development. In addition contribution towards the provision of the link road will help deliver the vision and
masterplan for the town centre.

Comments:
Assessment of
Effect

+

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Amount of residential development restricted by requirement it is
on upper floors only.

+
0
++

+
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Alternative Option 1 – Mixed Use development - Ground floor retail (typically associated with retail warehousing), commercial
leisure, community uses, hotel, offices, with residential on upper floors.
Development designed to accommodate and provide the necessary land for a new link road connecting Desborough Road and Queen
Alexandra Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontage on Desborough
Road.
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

+

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Residential development would provide activity on site outside of
business hours.

++
Positive effect, as site located in central High Wycombe.

+

Neutral effect.

0

Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Further consideration will need to be given to impact of new link
road adjacent to site and increased traffic flow on Desborough
Road and impacts of noise and air on potential residential
development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the redevelopment of a site for forward housing and other services within an accessible town centre location.

+
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Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+
0
0
0

Significant positive effect, as all of site is previously developed land.

++
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15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as site is in Zone 1.

++

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.

+

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect, as town centre uses could include higher value
employment activities.

Positive effect, as proposal adds to the labour force through proposing
To achieve a broad balance in
residential development.
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
employment uses to be brought forward on the site.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Significant positive effect, as employment land is retain with existing on
20
polarisation & levels of
going employment opportunities in an accessible location and close to
deprivation
area of social deprivation (Oakridge & Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses (and retaining existing employment
opportunities), in conjunction with residential development. In addition contribution towards the provision
of the link road will help deliver the vision and masterplan for the town centre.

Comments:
Assessment of
Effect

+

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Provision of link road will help deliver the term vision and
masterplan for the town centre and raise the profile of this
development site within the town.
Amount of residential development restricted by requirement it is
on upper floors only.

+
0
++

+

Alternative Option 2 – Allocation of site as General Business Area.
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Development designed to accommodate and provide the necessary land for a new link road connecting Desborough Road and Queen
Alexandra Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Neutral effect, as no housing proposed.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontage on Desborough
Road.
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

Neutral effect, as no housing proposed.

0

+

++
Positive effect, as site located in central High Wycombe.

+

Neutral effect.

0

Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Further consideration will need to be given to impact of new link
road adjacent to site and increased traffic flow on Desborough
Road and impacts of noise and air on potential development. Can
be mitigated through design.

Potential effect of Option on Social Objectives:
This option has the potential to have a limited positive impact on social objectives as it proposes the redevelopment of a site within an accessible town centre location but does not propose any residential or
community uses.
Sustainability Objective

Predicted Effects

+
Comments:
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Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Neutral effect.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

6

7

8

9

10

Assessment of
effect

0
Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

++

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+
0
0
0

Significant positive effect, as all of site is previously developed land.

++
Significant positive effect, as site is in Zone 1.

++
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Potential effect of Option on Environmental Objectives:
This option has the potential to have limited positive benefit on environmental objectives as it proposes the
redevelopment of a prominent site within the town centre. However no significant environmental resources
are impacted on or improved.

+

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Significant positive effect, as a general business area allocation could
include higher value employment activities.

To achieve a broad balance in
No beneficial effect, as no residential proposed.
the growth of housing, population
& employment.
To encourage a diverse economy Unsure of effect, as allocation as general business area would restrict
18
including a vibrant & sustainable
use to employment generating uses.
tourism sector
Neutral effect.
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Significant positive effect, as employment land is retain with existing on
20
polarisation & levels of
going employment opportunities in an accessible location and close to
deprivation
area of social deprivation (Oakridge & Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses (and retaining existing employment
opportunities). In addition contribution towards the provision of the link road will help deliver the vision and
masterplan for the town centre.

Comments:
Assessment of
Effect

++

Provision of link road will help deliver the long-term vision and
masterplan for the town centre and raise the profile of this
development site within the town.

0
?
0
++

+

Alternative Option 3 – Mixed use development of town centre uses and residential development on upper floors. No contribution
to provision of new link road connecting Desborough Road and Queen Alexandra Road.
Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:
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Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontage on Desborough
Road.
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

+

+

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Residential development would provide activity on site outside of
business hours.

++
Positive effect, as site located in central High Wycombe.

+

Neutral effect.

0

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the redevelopment of a site for forward housing and other services within an accessible town centre location.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.
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7

8

9

10

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

++

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0
Limited positive effect, as proposals would re-develop a currently
prominent town centre site which does not currently contribute to the
streetscape.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

+

Site is not within or adjacent to nationally or locally designated
sites.
Non-provision of link road or land for link road would prejudice
the deliver of the masterplan for the town centre and would
therefore restrict opportunities to protect and ehabce the
landscape and townscape of the town centre as a whole.

0
0
0

Significant positive effect, as all of site is previously developed land.

++
Significant positive effect, as site is in Zone 1.

++

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.

+

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect
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Positive effect, as town centre uses could include higher value
employment activities.
16

To encourage economic growth
& competitiveness

To achieve a broad balance in
Positive effect, as proposal adds to the labour force through proposing
the growth of housing, population
residential development.
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
18
including a vibrant & sustainable
employment uses to be brought forward on the site.
tourism sector
Neutral effect.
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Significant positive effect, as employment land is retain with existing on
20
polarisation & levels of
going employment opportunities in an accessible location and close to
deprivation
area of social deprivation (Oakridge & Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses, in conjunction with residential
development. However the absence of the link road does not support the vision and masterplan for the
town centre, including the objective for increasing its overall economic competitiveness.

+

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Absence of link road between Desborough Road and Queen
Alexandra Road would not support the delivery of the vision and
masterplan for the town centre and the site would remain an
edge-of-town centre site away from main vehicular movements.
Amount of residential development restricted by requirement it is
on upper floors only.

+
0
++

+
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Policy HWTC15 Collins House and Corner of Bridge Street/Desborough Road
Preferred Option – Mixed-Use development of main town centre uses and residential development on upper floors.
Design to accommodate junction improvements at junction of Bridge Street & Desborough Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontages onto
Desborough Road and Bridge Street
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

+

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.
Amount of residential development restricted by requirement it is
on upper floors only.
Residential development would provide activity on site outside of
business hours.

++
Positive effect, as site located in central High Wycombe. Allocation could
facilitate community uses on site.

++
Neutral effect.

0

Provision of junction improvements and treatment of street
network will help deliver the vision and masterplan for the town
centre and raise the profile of this development site within the
town.
Consideration will need to be given to impact to increased traffic
flow on Desborough Road and impacts of noise and air on
potential residential development. Can be mitigated through
design.
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Potential effect of Option on Social Objectives:
This option has the potential to have a significant positive impact on social objectives as it proposes the
redevelopment of a site for housing and other services, including potentially community facilities, within an
accessible town centre location.

++

Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.

++

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+
0
0
0
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14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.
Predicted Effects
Sustainability Objective
Nature of Effect

++
Comments:
Assessment of
Effect

Positive effect, as town centre uses could include higher value
employment activities.

16

17

18

19

20

+

To encourage economic growth
& competitiveness

To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
workforce to support long-term
competitiveness of the District
To reduce levels of social
polarisation & levels of
deprivation

Positive effect, as proposal adds to the labour force through proposing
residential development.

+

Positive effect, as an allocation for town centre uses allows a range of
employment uses to be brought forward on the site.

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Provision of junction improvements and treatment of street
network will help deliver the vision and masterplan for the town
centre and raise the profile of this development site within the
town.
The active ground floor usage could help the Desborough
shopping area to gain from footfall attracted to the Eden
development
Amount of residential development restricted by requirement it is
on upper floors only.
Location between Desborough shops and Eden Centre mean
that a selection of smaller retail units would be appropriate here
and would help support more independent businesses.

Neutral effect.

0
Significant positive effect, as employment land is retain with existing on
going employment opportunities in an accessible location and close to
area of social deprivation (Oakridge & Castlefield)

++

Significant positive effect, as employment land is retain with
existing on going employment opportunities in an accessible
location and close to area of social deprivation (Oakridge &
Castlefield)

Potential effect of Option on Economic Objectives:
This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment-generating uses, in conjunction with residential
development. In addition the provision of the junction improvements and treatment of street network will

+
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help deliver the vision and masterplan for the town centre.

Alternative Option – Site allocated for B1 Offices.
Design to accommodate junction improvements at junction of Bridge Street & Desborough Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Neutral effect, as no housing proposed.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontages onto
Desborough Road and Bridge Street
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

Assessment of
effect

0

+

++
Positive effect, as site located in central High Wycombe.

4

Encourage a sense of
community identity & welfare

Comments:

++

Provision of junction improvements and treatment of street
network will help deliver the vision and masterplan for the town
centre and raise the profile of this development site within the
town.
Redevelopment as offices would not particularly support the
sense of identity of the Desborough Road shopping area and
could be perceived as negative.
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Neutral effect.
5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

0

Consideration will need to be given to impact to increased traffic
flow on Desborough Road and impacts of noise and air on
potential development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
This option has the potential to have a limited positive impact on social objectives as it proposes the redevelopment of a site within an accessible town centre location but does not propose any residential or
community uses.

+

Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or

Neutral effect.

12

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+
0
0
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composted

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Neutral effect.

0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Significant positive effect, as a general business area allocation could
include higher value employment activities.

No beneficial effect, as no residential proposed.
To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Unsure of effect, as allocation as for single use (B1) would restrict variety
18
including a vibrant & sustainable
of employment generating uses.
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Significant positive effect, as employment land is retain with existing on
20
polarisation & levels of
going employment opportunities in an accessible location and close to
deprivation
area of social deprivation (Oakridge & Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses (and retaining existing employment
opportunities). In addition the provision of the junction improvements and treatment of street network will

Comments:
Assessment of
Effect

++
0
?
0
++

Potential that employment opportunities created (office) may not
match the skills set of the neighbouring communities.

+
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help deliver the vision and masterplan for the town centre.
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Policy HWTC16 Oxford Road roundabout
Preferred Option – Mixed-use development including main town centre uses and residential on upper floors; new public space
and removal of Oxford Road roundabout. Any proposals not to prejudice the longer-term removal of Abbey Way flyover western
ramp.
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as potential to provide residential development on upper
floors.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Positive effect, as new public space would create a high quality safe
environment.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Significant positive effect, as proposal would locate additional retail and
other services within the town centre (zone 1).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

+

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Anticipated that improvements to the public realm and new
development opportunities would increase footfall in this area,
particularly within the evening economy.
Public transport infrastructure (additional bus stops) to be
provided within site design.

++
Positive effect, as proposal consolidates and enhances the existing
urban area and has potential for a landmark development in this key
gateway location.
Positive effect, as proposal provides additional public space within the
town centre.

Potential effect of Option on Social Objectives:

+

+

New high-quality public spaces will connect the historic town
centre, in particular Frogmoor with the Eden Centre, and
protection of opportunities to reopen the River Wye in the longer
term will help develop a sense of identity in this area.
Site is within an open space deficiency area (town centre).
Proposal would significantly alter the current situation in this
location which is currently dominated by highway infrastructure.

++

Option has the potential to have a significant positive impact on achieving social objectives, as it improves
the physical and natural environment in this location. The addition of a landmark development on a key site
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will establish a key node at one of the gateways into the town centre of High Wycombe. The development of
this site can reinforce the identity for High Wycombe in addition to other key town centre redevelopments.
Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

9

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Significant positive effect, as proposal would see development located
within Zone 1, with a reduction in highway infrastructure and vehicle
dominance and improved public transport measures (bus stops and bus
priority).
Positive impact, as proposal would see future opportunities for deculverting of the River Wye protected.

Positive impact, as proposal would see future opportunities for deculverting of the River Wye protected.

Comments:
Assessment of
effect
++

++
+
+

Significant positive impact, as proposal for site proposes removal of
highway infrastructure and provision of new public space within the site.

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

++

Positive impact, as proposals will help integrate the historic and
expanded town centres.

Located within the town centre this site provides opportunities for
sustainable travel modes. The site is suitable for uses that
generate intensive travel demand.

+

The site is a key gateway location into the town centre and
redevelopment in this area would provide a high-quality entrance
to the town centre. Site lies between the small grain of the
conservation area and the large scale of Eden. It is also a key
view receptor look east along Oxford Road.
Existing Octagon Parade building is unattractive – opportunity to
replace it with a much more attractive building that makes the
transition from the ‘old town’
High quality public space in the location of the existing
roundabout will improve linkages between the old and new town
and improve the environmental quality in this area.

0
0
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14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as proposals protect future opportunities for deculverting of the River Wye.

++
Part of site is within Zone 2 and 3.

+

Potential effect of Option on Environmental Objectives:
Option has potential to have a significant positive impact on achieving environmental objectives as the
option proposes improvements to the natural and built environment on the site.
Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Significant positive effect, as option proposes additional development
floorspace within the town centre that could be used for a variety of
higher value employment activities.
Positive impact, as option does propose residential development on
upper floors.

To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Significant positive impact, as option proposes a mix of retail and office
18
including a vibrant & sustainable
use which provide employment opportunities.
tourism sector
To develop & maintain a skilled
Unsure of effect
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Neutral impact.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Option has the potential to have a significant positive impact on achieving economic objectives as the
option proposes significant employment-generating uses on site. Improvements in the public realm at this
gateway location will also increase the investment potential of the site and wider town centre.

++
Comments:
Assessment of
Effect

++
+
++

Redevelopment of this area, including the provision of a new
quality public space, will make this area an attractive place to
visit.

?
Site is not in or adjacent to an area of deprivation.

0
++
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Alternative Option 1: Mixed-Use development on existing footprint of Octagon Parade site. No new public space and no change to
existing highway network.
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as potential to provide residential development on upper
floors.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Neutral effect, as retention of existing highway network would not allow
for improvements in environmental quality

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Significant positive effect, as proposal would locate additional retail and
other services within the town centre (zone 1).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

0

++
Neutral effect, as retention of existing highway network would not allow
for improvements in the quality of the public realm.

Neutral effect, as retention of existing highway network would not allow
for improvements in the quality the public realm and opportunities for the
provision of public space within the town centre.

0
In an open space deficiency area.

0

Potential effect of Option on Social Objectives:
Option has limited positive benefits on social objectives, as the retention of the highway network as existing
prevents opportunities being realised for environmental and public realm improvements.

Sustainability Objective

Predicted Effects

+
Comments:
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Nature of Effect

6

7

8

9

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Significant positive effect, as proposal would see development located
within Zone 1.

Neutral effect, as opportunities for de-culverting of the River Wye would
not be realised.

Neutral effect, as opportunities for de-culverting of the River Wye would
not be realised.

Assessment of
effect
++

++
0
0

Positive effect, as redevelopment of the existing Octagon Parade
building will improve the townscape in this location.

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

Positive, as high quality redevelopment in this location will improve the
quality of site adjacent to the town centre conservation area.
Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

Located within the town centre this site provides opportunities for
sustainable travel modes. The site is suitable for uses that
generate intensive travel demand.

+

+

The site is a key gateway location into the town centre and
redevelopment in this area would provide a high quality entrance
to the town centre. Site lies between the small grain of the
conservation area and the large scale of Eden. It is also a key
view receptor looking east along Oxford Road.
Existing Octagon Parade building is unattractive – opportunity to
replace it with a much more attractive building that makes the
transition from the ‘old town’
More limited in ability to link the old and new town together if
highway infrastructure remains as existing.

0

Significant positive effect, as all development proposed is on previously
developed land.

0
++
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15

To reduce the risk of flooding (in
relation to both new & existing
development)

Positive impact, as site is within Zone 2

+

Part of site is within Zone 2 and 3.
Option does not allow for future de-culverting of the river.

Potential effect of Option on Environmental Objectives:
This option has the potential to have a limited positive impact on environmental objectives as it proposes
the redevelopment of a poor quality building but opportunities are still limited by the retention of the
highway network as existing.

+

Predicted Effects
Sustainability Objective

16

To encourage economic growth
& competitiveness

Comments:

Nature of Effect

Assessment of
Effect

Positive effect, as option proposes redevelopment of an employment site
for higher value employment opportunities.

+

To achieve a broad balance in
Positive impact, as option does propose residential development on
the growth of housing, population
upper floors.
& employment.
To encourage a diverse economy Positive impact, as option proposes a mix of retail and office use which
provide employment opportunities.
18
including a vibrant & sustainable
tourism sector
Unsure of effect
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Neutral impact.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive impact on economic objectives as it proposes the
redevelopment of a site for employment and residential uses within the town centre. However the extent of
these opportunities are much more limited as development floorspace is limited by the retention of the
existing highway network.

Extent of development floorspace is much more limited due to
retention of highway.

0
+

Extent of development floorspace is much more limited due to
retention of highway.

?
Site is not in or adjacent to an area of deprivation.

0
+
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Policy HWTC17 Bridge Street
Preferred Option – Mixed-use development of main town centre uses, and residential development on upper floors. Improved
pedestrian linkages through the site. (Encompassing the entire block stretching westwards to Westbourne Street.)
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontages onto Bridge
Street and Oxford Road.
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

Assessment of
effect

+

+

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.
Residential on upper floors only but across wide site area
covering entire block.
Residential development would provide activity on-site outside of
business hours.

++
Positive effect, as site located in central High Wycombe.

4

Comments:

+

Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

Neutral effect.

0
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Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the
redevelopment of a site for housing and other services within an accessible town centre location.

+

Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.

++

Neutral effect.

0
Neutral effect.

0
Positive effect, as proposals would redevelop a currently prominent town
centre site which does not currently contribute to the streetscape.

+

Site is not within or adjacent to nationally or locally-designated
sites.
Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

0
0
0

281

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.
Predicted Effects
Sustainability Objective
Nature of Effect

++
Comments:
Assessment of
Effect

Positive effect, as main town centre uses could include higher-value
employment activities.
16

To encourage economic growth
& competitiveness

To achieve a broad balance in
Positive effect, as proposal adds to the labour force through proposing
the growth of housing, population
residential development.
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
18
including a vibrant & sustainable
employment uses to be brought forward on the site.
tourism sector
To develop & maintain a skilled
Neutral effect
19
workforce to support long-term
competitiveness of the District
Positive effect, as option proposes employment opportunities in an
To reduce levels of social
accessible location and close to area of social deprivation (Oakridge &
20
polarisation & levels of
Castlefield)
deprivation
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive effect on economic objectives as it proposes the
redevelopment of a town centre site for employment-generating uses, in conjunction with residential
development. In addition the treatment of street network and public realm on Bridge Street and Oxford Road
will help deliver the vision and masterplan for the town centre.

+

+
+

Level of housing provision on site would affect amount of land
available for employment-generating uses.
Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.
Residential development restricted to upper floors but wider site
area could deliver greater quantum of homes.
Location between Desborough and the Eden Centre means that
a selection of smaller retail units would be appropriate here and
would help support more independent businesses.

0
+

+
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Alternative Option 1: As above but with smaller site area
Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontages onto Bridge
Street and Oxford Road.
Positive effects, as proposal would locate development within the town
centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

Assessment of
effect

+

+

4

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.
Amount of residential development restricted by requirement it is
on upper floors only.
Residential development would provide activity on site outside of
business hours.

+
Positive effect, as site located in central High Wycombe.

Encourage a sense of
community identity & welfare

Comments:

+

Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

Neutral effect.

0

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the
redevelopment of a site for housing and other services within an accessible town centre location.

+

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
effect

283

6

7

8

9

10

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

++

New development may allow for the introduction of new design
techniques into the construction.

++

Neutral effect.

0
Neutral effect.

0
Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Site is not within or adjacent to nationally or locally designated
sites.
Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.

++
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Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect

Positive effect, as town centre uses could include higher value
employment activities.
16

+

To encourage economic growth
& competitiveness

To achieve a broad balance in
Positive effect, as proposal adds to the labour force through proposing
the growth of housing, population
residential development.
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
18
including a vibrant & sustainable
employment uses to be brought forward on the site.
tourism sector
Neutral effect.
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as option proposes employment opportunities in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses, in conjunction with residential
development. In addition the treatment of street network and public realm on Bridge Street and Oxford Road
will help deliver the vision and masterplan for the town centre.

+
+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.
Amount of residential development restricted by requirement it is
on upper floors only.
Location between Desborough and Eden Centre mean that a
selection of smaller retail units would be appropriate here and
would help support more independent businesses.

0
+

+

Alternative Option 2 – No Change
Sustainability Objective

Predicted Effects

Comments:
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Nature of Effect
No beneficial effect, as no additional housing proposed.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

No beneficial effect, as site remains as is.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Neutral effect.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

0

0
By retaining existing uses and layout, proposals would not be
making the most efficient use of this highly accessible site

0
Limited beneficial effect, as site is within existing built up area of High
Wycombe but with no redevelopment and/or changes in land uses it is
difficult to see how any significant benefits can be gained.

+

Neutral effect, as with no redevelopment and/or changes in land uses it
is difficult to see how any significant benefits can be gained

0

Potential effect of Option on Social Objectives:
This option has the potential to have limited positive benefits on social objectives as although site is in an
accessible location, the continuation of the existing situation will not make the most efficient and intensive
use of the site.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices

Neutral effect.

Comments:
Assessment of
effect

0
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7

8

9

10

b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Positive effect, as site is located as site is located within Zone 1 and is
within walking distance of services and facilities within the town centre
and the bus station. But by retaining existing uses and layout, proposals
would not be making the most efficient use of this highly accessible site
Neutral effect.

+

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts consistent with the agreed transport strategy.

0
Neutral effect.

0
No beneficial effect, as lack of redevelopment proposals means that site
would remain as is.

Site is not within or adjacent to nationally or locally designated
sites.
Site currently does not contribute to the streetscape or
surrounding townscape.

0

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0
0
0

Positive effect as all of site previously developed, but no significant
redevelopment would not lead to the better use of this existing land.

+
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
A “no change” option is unlikely to have significant positive or negative impact on the key environmental
objectives
Sustainability Objective
Predicted Effects

0
Comments:
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Nature of Effect

16

To encourage economic growth
& competitiveness

Limited beneficial effect, as limited employment opportunities currently
available on site are retained.

To achieve a broad balance in
No beneficial effect, as no additional housing proposed.
the growth of housing, population
& employment.
To encourage a diverse economy Limited beneficial effect, as limited employment opportunities currently
18
including a vibrant & sustainable
available on site are retained.
tourism sector
Neutral impact
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Limited beneficial effect, as limited employment opportunities currently
20
polarisation & levels of
available on site are retained.
deprivation
Potential effect of Option on Economic Objectives:
17

This option will have limited beneficial impact on economic objectives as a “no change” option retains the
existing limited employment opportunities on site and does not expand or improve these opportunities.

Assessment of
Effect

0
0
0
0
0
0

Alternative Option 3 – Large format retail
Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:

288

Neutral effect, as no housing proposed.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontages onto Bridge
Street and Oxford Road.
Potentially could have positive effects, but would depend upon nature of
proposal.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

0

+

?/+
Positive effect, as site located in central High Wycombe.

+

Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

Neutral effect.

0

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the redevelopment of a site for retail development within an accessible town centre location.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.
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7

8

9

10

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

++

Neutral effect.

0
Neutral effect.

0

Site is not within or adjacent to nationally or locally designated
sites.

Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.
Predicted Effects
Sustainability Objective
Nature of Effect

++
Comments:
Assessment of
Effect
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16

To encourage economic growth
& competitiveness

Positive impact, although lower value employment opportunities will be
created (retail) than other uses e.g. office

No beneficial effect, as no residential proposed.
To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Unsure of effect, as only retail proposed which is already well provided
18
including a vibrant & sustainable
for within the town centre, particularly with the Eden Centre.
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
Positive effect, as employment generating uses are proposed in an
To reduce levels of social
accessible location and close to area of social deprivation (Oakridge &
20
polarisation & levels of
Castlefield)
deprivation
Potential effect of Option on Economic Objectives:
17

This option has limited positive benefit on economic objectives as employment opportunities may be
created in association with the development of this site but may also detract from other retail employment
opportunities within the town centre.

+
0
?

Existing employment may be lost from comparable existing retail
enterprises offering similar retail items within High Wycombe.

0
+

+

Alternative Option 4 - Mixed Use – Residential and Office
Sustainability Objective

Predicted Effects

Comments:
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Nature of Effect
Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontages onto Bridge
Street and Oxford Road.
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

Assessment of
effect

+

+

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Residential development would provide activity on site outside of
business hours.

++
Positive effect, as site located in central High Wycombe.

4

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.
Amount of residential development restricted by requirement it is
on upper floors only.

+

Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

Neutral effect.

0

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the redevelopment of a site for housing within an accessible town centre location.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.
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renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

7

8

9

10

++

Neutral effect.

0
Neutral effect.

0
Positive effect, as proposals would re-develop a currently prominent
town centre site which does not currently contribute to the streetscape.

+

Site is not within or adjacent to nationally or locally designated
sites.
Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefit on environmental objectives as it proposes
the redevelopment of a prominent site within the town centre.
Sustainability Objective
Predicted Effects

++
Comments:
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Nature of Effect

16

To encourage economic growth
& competitiveness

Significant positive effect, as higher value employment activities
proposed.

To achieve a broad balance in
Positive effect, as proposal adds to the labour force through proposing
the growth of housing, population
residential development.
& employment.
To encourage a diverse economy Unsure of effect, as allocation as for single use (B1) would restrict variety
18
including a vibrant & sustainable
of employment generating uses.
tourism sector
Neutral effect.
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Significant positive effect employment opportunities are developed in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses. In addition the treatment of street
network and public realm on Bridge Street and Oxford Road will help deliver the vision and masterplan for
the town centre.

Assessment of
Effect

++
+
?
0
++

Potential that employment opportunities created (office) may not
match the skills set of the neighbouring communities.

+

Alternative Option 5 – Mixed Use redevelopment - ground level retail (street front), additional student accommodation, with
some scope for commercial leisure, offices and potential for limited conventional residential.
Sustainability Objective

Predicted Effects

Comments:
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Nature of Effect
Positive effect, as residential development could be brought forward on
this site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as redevelopment of this site would contribute to the
streetscape in this location and improve active frontages onto Bridge
Street and Oxford Road.
Significant positive effects, as proposal would locate development within
the town centre (Zone 1)

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

Assessment of
effect

+

+

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Residential development would provide activity on site outside of
business hours.

++
Positive effect, as site located in central High Wycombe.

4

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.
Amount of residential development restricted.

+

Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

Neutral effect.

0

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the redevelopment of a site for housing and other services within an accessible town centre location.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.
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renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

7

8

9

10

++

Neutral effect.

0
Neutral effect.

0
Positive effect, as proposals would redevelop a currently prominent town
centre site which does not currently contribute to the streetscape.

+

Site is not within or adjacent to nationally or locally designated
sites.
Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.

0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as part of site is in Zone 1 and part is in Zone 2.

+

Potential effect of Option on Environmental Objectives:
This option has the potential to have significant positive benefits on environmental objectives as it
proposes the redevelopment of a prominent site within the town centre.
Sustainability Objective
Predicted Effects

++
Comments:
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Nature of Effect

Assessment of
Effect

Positive effect, as town centre uses could include higher value
employment activities.
16

To encourage economic growth
& competitiveness

To achieve a broad balance in
Positive effect, as proposal adds to the labour force through proposing
the growth of housing, population
residential development.
& employment.
To encourage a diverse economy Positive effect, as an allocation for town centre uses allows a range of
employment uses to be brought forward on the site.
18
including a vibrant & sustainable
tourism sector
Neutral effect.
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as option proposes employment opportunities in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield)
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a town centre site for employment generating uses, in conjunction with residential
development. In addition the treatment of street network and public realm on Bridge Street and Oxford Road
will help deliver the vision and masterplan for the town centre.

+

+
+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Treatment of street network and public realm on Bridge Street
and Oxford Road will help deliver the vision and masterplan for
the town centre and raise the profile of this development site
within the town.
Amount of residential development restricted by requirement it is
on upper floors only.
Location between Desborough and Eden Centre mean that a
selection of smaller retail units would be appropriate here and
would help support more independent businesses.

0
+

+
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Policy HWTC18 Baker Street
Preferred Option – Mixed-use development, consisting of B1 business and residential uses. Includes provision of land for link
road linking West Wycombe Road and Desborough Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Significant positive effect, as a significant amount of housing could be
developed on site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as site is currently not highly visible or active and
redevelopment would improve the quality of the environment and bring
more people into this area.
Significant positive effects, as proposal would locate development within
the town centre (zone 2).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

++

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Would create active frontages onto adjacent streets.
Residential development would provide activity on site outside of
business hours.

++
Positive effect, as development would make more efficient use of the site
for higher quality development and link the town centre with surrounding
residential areas.

Positive effect, as site is in area of open space deficiency and option
proposes provision of additional public open space within walking
distance of the town centre and residential areas.

+

+

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe.
Provision of land for the link road will assist towards delivery of
the vision and masterplan for the town centre and towards raising
the profile of this development site within the town.
Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
residential development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
Option has the potential to have a significant positive impact on social objectives as it proposes the
development of a currently under-utilised site bringing forward housing and other services within an

++
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accessible town centre location.

Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

6

7

8

9

10

Significant positive effect, as site is located within Zone 2 and is within
walking distance of services and facilities within the town centre and the
bus station.
Positive impact, as proposal would see improvements to the existing
River Wye corridor.

Positive impact, as proposal would see improvements to the existing
River Wye corridor and provision of additional open space.

Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

+
+

Positive impact, as proposal for site proposes provision of new public
open space and increasing access to the River Wye corridor.

Site located in area of open space deficiency.

+
0
0
0
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14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as proposals propose improvements to the River Wye
corridor that could be designed to mitigate flood risk.

++
+

Majority of site in Flood Zone 1. Northern portion of the site is
located in Zone 2 – Low to Medium Risk.

Potential effect of Option on Environmental Objectives:
Option has potential to have a significant positive impact on achieving environmental objectives as the
option proposes improvements to the River Wye corridor and the provision of additional public open space.

++

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect

Positive effect, as higher-value employment activities are proposed.
16

To encourage economic growth
& competitiveness

Significant positive effect, as proposal adds to the labour force through
To achieve a broad balance in
proposing residential development.
the growth of housing, population
& employment.
To encourage a diverse economy Unsure of effect, as allocation is for B1 business use only.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as employment-generating uses are proposed in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield).
Potential effect of Option on Economic Objectives:
17

Option has the potential to have a significant positive benefit on economic objectives as it proposes the
redevelopment of a site for employment-generating uses, in conjunction with residential development. In
addition the provision of land for the link road will contribute towards the delivery of the vision and
masterplan for the town centre.

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Provision of land for the link road will assist towards delivery of
the vision and masterplan for the town centre and towards raising
the profile of this development site within the town.

++
B1 business could replace existing employment opportunities.

?
0
+

++
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Alternative Option 1: Mixed-use development, consisting of B1 business and residential uses. Includes direct provision of link
road linking West Wycombe Road and Desborough Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Significant positive effect, as a significant amount of housing could be
developed on site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as site is currently not highly visible or active and
redevelopment would improve the quality of the environment and bring
more people into this area.
Significant positive effects, as proposal would locate development within
the town centre (zone 2).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

++

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Would create active frontages onto adjacent streets.
Residential development would provide activity on site outside of
business hours.

++
Positive effect, as development would make more efficient use of the site
for higher quality development and link the town centre with surrounding
residential areas.

Positive effect, as site is in area of open space deficiency and option
proposes provision of additional public open space within walking
distance of the town centre and residential areas.

+

+

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
residential development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
Option has the potential to have a significant positive impact on social objectives as it proposes the
development of a currently under-utilised site bringing forward housing and other services within an
accessible town centre location.
Predicted Effects
Sustainability Objective

++
Comments:
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Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 on
Carbon Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

6

7

8

9

10

Significant positive effect, as site is located within Zone 2 and is within
walking distance of services and facilities within the town centre and the
bus station.
Positive impact, as proposal would see improvements to the existing
River Wye corridor.

Positive impact, as proposal would see improvements to the existing
River Wye corridor and provision of additional open space.

Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

+
+

Positive impact, as proposal for site proposes provision of new public
open space and increasing access to the River Wye corridor.

Site located in area of open space deficiency.

+
0
0

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as proposals propose improvements to the River Wye
corridor that could be designed to mitigate flood risk.

0
++
+

Majority of site in Flood Zone 1. Northern portion of the site is
located in Zone 2 – Low to Medium Risk.
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Potential effect of Option on Environmental Objectives:
Option has potential to have a significant positive impact on achieving environmental objectives as the
option proposes improvements to the River Wye corridor and the provision of additional public open space.

++

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect

Positive effect, as higher value employment activities are proposed.
16

To encourage economic growth
& competitiveness

To achieve a broad balance in
Significant positive effect, as proposal adds to the labour force through
the growth of housing, population
proposing residential development.
& employment.
To encourage a diverse economy Unsure of effect, as allocation is for B1 business use only.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as employment-generating uses are proposed in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield).
Potential effect of Option on Economic Objectives:
17

Option has the potential to have a significant positive benefit on economic objectives as it proposes the redevelopment of a site for employment generating uses, in conjunction with residential development. In
addition the provision of the link road will help deliver the vision and masterplan for the town centre.

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.

++
B1 business could replace existing employment opportunities.

?
0
+
++
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Alternative Option 2: No change
Predicted Effects
Sustainability Objective
Nature of Effect
Neutral effect, as no housing proposed.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Neutral effect, as no redevelopment proposed.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as employment opportunities currently on site and car
park are within the town centre (Zone 2).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0

0

Option would entail no significant opportunities or incentives for
redevelopment and thus issues of anti-social activity will not be
able to be fundamentally addressed.

+
Neutral effect, as retaining existing uses would not allow opportunities to
be exploited for the benefit of the community.

Negative effect, as opportunities for improvements to the river corridor
and the provision of open space will not be realised.

0

Site is in an area of open space deficiency.

-

Potential effect of Option on Social Objectives:
The option has a neutral effect on achieving social objectives, as by retaining the existing uses and layout
opportunities for improvements to the area are not realised.

0

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
effect
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6

7

8

9

10

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Neutral effect.

0
Positive effect, as site is located within Zone 2 and is within walking
distance of services and facilities within the town centre and the bus
station.

+

Neutral effect.

0
Neutral effect.

0
Neutral effect.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts. Existing uses remain accessible.
Opportunities to improve the River Wye corridor will not be
realised.

Site is not within or adjacent to nationally or locally designated
sites.
Site located in area of open space deficiency. Opportunities to
provide additional open space will not be realised.

0

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as majority of site in Zone 1.

+

Northern portion of the site is located in Zone 2 – Low to Medium
Risk.

Potential effect of Option on Environmental Objectives:
Option has limited positive benefits on environmental objectives, as it does not make the most of the
opportunities to improve the environmental quality of this area.

0
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Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Neutral effect, as existing employment is retained but no new
opportunities created.

To achieve a broad balance in
Neutral effect, as no residential development is proposed.
the growth of housing, population
& employment.
To encourage a diverse economy Limited positive effect, as existing employment opportunities are
retained.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as employment-generating uses are retained in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield).
Potential effect of Option on Economic Objectives:
17

Option has limited positive effect on economic objectives, as leaving the site in its current use does not
achieve its full economic potential.

Comments:
Assessment of
Effect

0

0
0
0
+
+

Alternative Option 3 – Large-Format Retailing & Car Parking. Provision of link road linking West Wycombe Road and
Desborough Road.
Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:
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1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

5

Encourage a sense of
community identity & welfare

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Neutral effect, as no housing proposed.

0
Positive effect, as site is currently not highly visible or active and
redevelopment would improve the quality of the environment and bring
more people into this area.

+

Would create active frontages onto adjacent streets.
No evening economy which might bring security concerns for car
park element. Potential to include design elements that
discourage crime, including vandalism and other anti social
behaviour. This will be particularly important in the design and
management of the car park.

Positive effect, as retail and car park would be within the town centre
(Zone 2)

+
Positive effect, as development would make more efficient use of the site
for higher quality development and link this site with the town centre and
surrounding residential areas.

Unsure of effect, as extent of open space that could be provided if site
was redeveloped for retail and car park is not known.

+
?

Large format retailing is unlikely to encourage a sense of
community identity, and may threaten the adjacent small shops
and character of area.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Site is in an area of open space deficiency.
Consideration will need to be given to impact of new link road
through site and impacts of noise and air on potential residential
development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
Option will have a limited positive benefit on social objectives as option may not address issues of open
space deficiency.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.
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conservation.

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

Positive effect, as site is located within Zone 2 and is within walking
distance of services and facilities within the town centre and the bus
station.

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Neutral effect.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

8

9

10

+

0
Neutral effect.

0
Neutral effect.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.
Provision of car park will encourage vehicle movements in this
area.
Opportunities to improve the River Wye corridor may not be
realised.

Site is not within or adjacent to nationally or locally designated
sites.
Site located in area of open space deficiency. Opportunities to
provide additional open space may not be realised.

0
0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as majority of site in Zone 1.

+

Northern portion of the site is located in Zone 2 – Low to Medium
Risk

Potential effect of Option on Environmental Objectives:
Option likely to have limited positive benefits on the environmental objectives, as it may not make the most
of the opportunities to improve the environmental quality of this area.

+
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Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

17

To achieve a broad balance in
the growth of housing, population
& employment.

18

To encourage a diverse economy
including a vibrant & sustainable
tourism sector

Limited positive effect, as retail development would generate
employment but unrestricted retail on an edge-of-centre site may have a
detrimental impact on the retail core of the town.
Neutral effect, as no residential development is proposed.

Comments:
Assessment of
Effect

+

Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.

0
Unsure of effect, as only retail proposed which is already well provided
for within the town centre, particularly with the Eden Centre.

?

To develop & maintain a skilled
Neutral effect.
workforce to support long-term
competitiveness of the District
Positive effect, as employment generating uses are proposed in an
To reduce levels of social
accessible location and close to area of social deprivation (Oakridge &
20
polarisation & levels of
Castlefield).
deprivation
Potential effect of Option on Economic Objectives:
19

Option will have a limited positive effect as it creates employment opportunities but of a limited nature and
the type of jobs already offered within the town centre retail offer.

The development is likely to attract national retail chains, which
on the one hand may enhance the retail offer of the town. On the
other hand they may compete with Eden, and undermine the
existing town centre, and not encourage an environment in which
small independent shops can thrive. It could thus undermine the
diversity of the retail sector.

0
+
+

Alternative Option 4 - Retail and leisure (with residential component). Provision of link road linking West Wycombe Road and
Desborough Road.
Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:
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Positive effect, as housing could be developed on site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as site is currently not highly visible or active and
redevelopment would improve the quality of the environment and bring
more people into this area.
Significant positive effects, as proposal would locate development within
the town centre (zone 2).

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

+

+

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Would create active frontages onto adjacent streets.
Residential development would provide activity on site outside of
business hours.

++
Positive effect, as development would make more efficient use of the site
for higher quality development and link the town centre with surrounding
residential areas.

+

Unsure of effect, as extent of open space that could be provided if site
was redeveloped for retail and leisure is not known.

?

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
Site is in an area of open space deficiency.
Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
residential development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
Option has the potential to have a positive impact on social objectives as it proposes the development of a
currently under utilised site bringing forward employment opportunities and housing within an accessible
town centre location.
Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

New development will be required to comply with Policy DM17 on
Carbon Reduction.

+
Comments:
Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.
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7

8

9

10

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Significant positive effect, as site is located within Zone 2 and is within
walking distance of services and facilities within the town centre and the
bus station.

++

Neutral effect.

0
Neutral effect.

0
Neutral effect.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.
Opportunities to improve the River Wye corridor may not be
realised.

Site is not within or adjacent to nationally or locally designated
sites.
Site located in area of open space deficiency. Opportunities to
provide additional open space may not be realised.

0

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as majority of site in Zone 1.

+

Northern portion of the site is located in Zone 2 – Low to Medium
Risk.

Potential effect of Option on Environmental Objectives:
This option likely to have limited positive benefits on the environmental objectives, as it may not make the
most of the opportunities to improve the environmental quality of this area.

+

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect
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16

To encourage economic growth
& competitiveness

Positive effect, as employment land is retained for retail and leisure
activities.

Positive effect, as option proposes some residential development.
To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect, as a range of employment uses and sizes are possible.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
Positive effect, as employment generating uses are proposed in an
To reduce levels of social
accessible location and close to area of social deprivation (Oakridge &
20
polarisation & levels of
Castlefield).
deprivation
Potential effect of Option on Economic Objectives:
17

Option will have a positive effect as it creates employment opportunities within the town centre.

+

Mainly low to medium value employment opportunities will be
created.

+
+
0
+
+

Alternative Option 5: Short Term – 5 to 10 years - surface level car parking and road link from Westbourne Street to West Wycombe
Road; Medium to Long Term - mixed use of business, residential, and open space, with the potential for a multi-storey car park.
Includes the provision of new road linkage between Westbourne Street to West Wycombe Road.
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as a housing could be developed on site in the longer
term.

Positive effect, as site is currently not highly visible or active and
redevelopment would improve the quality of the environment and bring
more people into this area.

Assessment of
effect

+

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Would create active frontages onto adjacent streets.
Residential development would provide activity on site outside of
business hours.
Design of car park in shorter term will be important to consider
issues of anti-social behaviour and fear of crime.
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3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

Significant positive effects, as proposal would locate development within
the town centre (zone 2).

++
Positive effect, as development would make more efficient use of the site
for higher quality development and link the town centre with surrounding
residential areas.

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Unsure of effect, as extent of open space that could be provided if site
was redeveloped for mixed use is not known.

+

?

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe.
Provision of link road will help deliver the vision and masterplan
for the town centre and raise the profile of this development site
within the town.
In the shorter term, surface car park offers little in the way of
improving the sense of community identity and welfare for the
locality.
Site is in an area of open space deficiency. Mixed use
development does give opportunity for provision of open space
within development.
Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
residential development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
The option has the potential to have a positive effect on achieving social objectives through the longer term
proposals for a mixed use development within the town centre.
Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Significant positive effect, as site is located within Zone 2 and is within
walking distance of services and facilities within the town centre and the
bus station.
Positive effect, as opportunities to improve the River Wye corridor may
be realised in the longer term.

+
Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

+
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To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Neutral effect.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

9

10

0
Positive effect, as opportunities to improve the open space provision may
be realised in the longer term.

Site is not within or adjacent to nationally or locally designated
sites.
Site located in area of open space deficiency.

+
0
0
0

Significant positive effect, as all of site is previously developed land.

++
Positive effect, as majority of site in Zone 1.

+

Northern portion of the site is located in Zone 2 – Low to Medium
Risk.

Potential effect of Option on Environmental Objectives:
This option has the potential to have a significant positive impact on environmental objectives in the longer
term when improvements to the River Wye Corridor and open space improvements may come forward as
part of a mixed use development.

++

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect

16

To encourage economic growth
& competitiveness

Positive effect, as in the longer term option allows for a variety of
employment-generating uses on site.

+

17

To achieve a broad balance in
the growth of housing, population
& employment.

Positive effect, as the mixed use nature of the site will ensure that
employment land is retained on a significant portion of the site and the
residential element of the site will offer a range of housing options for a
mix of the community thus adding to the labour force.

+
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To encourage a diverse economy Positive effect, as business allocation may bring forward a range of
employment opportunities.
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as employment-generating uses are proposed in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield)
Potential effect of Option on Economic Objectives:
18

Both the shorter and longer term options support the economic activity of the town centre. The provision of
car parking will assist in supporting the longer term viability of existing town centre shopping areas by
providing potential customers with an opportunity to drive to the town centre. The mixed use development
on the site offers a reasonable opportunity to achieve a range of key economic objectives for the benefit of
the immediate locality and High Wycombe.

+
0
+

++

Alternative Option 6 – Mixed use development, consisting of B1 business and residential uses. No provision of link road linking
West Wycombe Road and Desborough Road.
Predicted Effects
Sustainability Objective
Nature of Effect
Significant positive effect, as a significant amount of housing could be
developed on site.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Positive effect, as site is currently not highly visible or active and
redevelopment would improve the quality of the environment and bring
more people into this area.

Assessment of
effect

++

+

Comments:

Level of affordable housing would be delivered in line with Core
Strategy Policy CS13.

Would create active frontages onto adjacent streets.
Residential development would provide activity on site outside of
business hours.
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3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Significant positive effects, as proposal would locate development within
the town centre (zone 2).

++
Positive effect, as development would make more efficient use of the site
for higher quality development and link the town centre with surrounding
residential areas.
Positive effect, as site is in area of open space deficiency and option
proposes provision of additional public open space within walking
distance of the town centre and residential areas.

+

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe. Lack of link road will mean that site is not
prominently visible within the town centre.

+

Potential effect of Option on Social Objectives:
This option has the potential to have a positive impact on social objectives as it proposes the development
of a currently under-utilised site bringing forward housing and other services within an accessible town
centre location. The lack of link road however will mean that the site is not visibly prominent within the town
centre.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

New development will be required to comply with Policy DM17 on
Carbon Reduction.

Significant positive effect, as site is located within Zone 2 and is within
walking distance of services and facilities within the town centre and the
bus station.
Positive impact, as proposal would see improvements to the existing
River Wye corridor.

Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

+
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To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Positive impact, as proposal would see improvements to the existing
River Wye corridor and provision of additional open space.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area.

11

Neutral effect.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Neutral effect.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

9

10

+

Positive impact, as proposal for site proposes provision of new public
open space and increasing access to the River Wye corridor.

Site located in area of open space deficiency.

+
0
0
0

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as proposals propose improvements to the River Wye
corridor that could be designed to mitigate flood risk.

++
+

Majority of site in Flood Zone 1. Northern portion of the site is
located in Zone 2 – Low to Medium Risk.

Potential effect of Option on Environmental Objectives:
This option has potential to have significant positive impact on achieving environmental objectives as the
option proposals improvements to the River Wye corridor and the provision of additional public open
space.

++

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
Effect

Positive effect, as higher value employment activities are proposed.
16

To encourage economic growth
& competitiveness

+

Level of housing provision on site would effect amount of land
available for employment generating uses.
Failure to provide link road will not help deliver the vision and
masterplan for the town centre and raise the profile of this
development site within the town.
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To achieve a broad balance in
Significant positive effect, as proposal adds to the labour force through
the growth of housing, population
proposing residential development.
& employment.
To encourage a diverse economy Unsure of effect, as an allocation is for B1 business use only.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Positive effect, as employment-generating uses are proposed in an
20
polarisation & levels of
accessible location and close to area of social deprivation (Oakridge &
deprivation
Castlefield).
Potential effect of Option on Economic Objectives:
17

This option has the potential to have a positive benefit on economic objectives as it proposes the redevelopment of a site for employment generating uses, in conjunction with residential development.
However, failure to provide the link road will not assist in the delivery of the vision and masterplan for the
town centre.

++
B1 business could replace existing employment opportunities.

?
0
+

+
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Policy HWTC19 Rapid House
Preferred Option: Mixed-use development consisting of main town centre uses and residential uses. No net loss of
existing floorspace. Designed to take into account Sikh Temple. Take into account design requirements of new link
road.

Predicted Effects
Sustainability Objective
Nature of Effect
Positive effect, as part of site could be developed for residential uses.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

No direct effect.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Town centre location means that most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

+

0

Site in close proximity to the bus station.

++

Significant positive effect, as retention or reprovision of Sikh Temple
would ensure community facility is retained. Also close to Area of Social
Deprivation.
Development would make more efficient use of the site for higher quality
development.
No direct effect

++

0

Redevelopment of the area would assist in reinforcing a positive
view of High Wycombe.

Further consideration will need to be given to impact of new link
road through site and impacts of noise and air on potential
residential development. Can be mitigated through design.
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Potential effect of Option on Social Objectives:
Overall positive effect due to site being well located in relation to services and facilities and provision of
residential uses.

+

Predicted Effects
Sustainability Objective
Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 Carbon
Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area

11

No direct effect

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed land

13

6

7

8

9

10

Significant positive effect, as site is located within Zone 1 and is within
walking distance of services and facilities within the town centre and the
bus station.

Comments:
Assessment of
effect
++

++

New development may allow for the introduction of new design
techniques into the construction.

This site is suitable for uses that generate intensive travel
demand, but must be developed in a way that minimises overall
transport impacts.

Unsure of effect
?
No direct effect
0
No direct effect
0

0

0

++
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14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as majority of site in low risk flood zone (Zone 1). Part of
site in Zone 2.

++

Redevelopment of this site offers opportunity for better use of
land and more efficient and intense development.

+

Potential effect of Option on Environmental Objectives:

Overall positive effect on environmental objectives due to more efficient use of previously
developed land within an accessible location.

+

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect as allocation requires retention of existing employment
floorspace on site.

To achieve a broad balance in
Significant positive effect, as allocation requires retention of existing
the growth of housing, population
employment floorspace and residential uses on remainder of the site.
& employment.
To encourage a diverse economy Positive effect as allocation allows for a variety of main town centre uses.
18
including a vibrant & sustainable
tourism sector
Unsure of effect
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
Overall positive effect as allocation has potential to generate new
To reduce levels of social
employment through more efficient use of parts of the site.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Overall positive effect on economic objectives as a result of retaining existing employment floorspace on
site, whilst allowing other town centre and residential uses.

Comments:
Assessment of
Effect
+
++

+

?

+

++
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Alternative Option 1: Residential

Predicted Effects
Sustainability Objective
Nature of Effect
Opportunity for affordable housing to be provided.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Site is adjacent to very busy road so could suffer from noise

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Town centre location means that most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

++

-

Site in close proximity to the bus station.

++

Redevelopment for residential uses offers opportunity to create a
community

+

No direct effect
0

Redevelopment for residential uses offers opportunity to create a
community

Consideration will need to be given to impact of new link road
through site and impacts of noise and air on potential residential
development. Can be mitigated through design.

Potential effect of Option on Social Objectives:
Overall positive effect due to site being well located in relation to services and facilities although noise
could be an issue for residential development.
Sustainability Objective

Predicted Effects

+

Comments:
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Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New development will be required to comply with Policy DM17 Carbon
Reduction.

To conserve & where appropriate
enhance the historic environment

Neutral effect, as site not in or adjoining a designated site or area

11

No direct effect

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed land

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

6

7

8

9

10

Assessment of
effect
++

New development may allow for the introduction of new design
techniques into the construction.

Transport Accessibility Zone 1.
++
Unsure of effect
?
No direct effect
0
No direct effect
0

0

0

++
Significant positive effect, as all development proposed is on previously
developed land.

Positive impact, as majority of site in low risk flood zone (Zone 1). Part of
site in Zone 2.

++

Redevelopment of this site offers opportunity for better use of
land and more efficient and intense development.

+
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Potential effect of Option on Environmental Objectives:

Overall positive effect on environmental objectives due to more efficient use of previously
developed land within an accessible location.

+

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Comments:
Assessment of
Effect

Loss of employment land and offices in highly accessible location

Redevelopment would increase labour supply
To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Loss of employment land and offices
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Loss of employment land and offices
19
workforce to support long-term
competitiveness of the District
Loss of employment land and offices
To reduce levels of social
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Redevelopment of site for residential uses would have a significant negative effect on economic objectives.

-++

--

--

--

--
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Alternative Option 2: Offices only (as currently in situ)

Predicted Effects
Sustainability Objective
Nature of Effect
No direct effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

No direct effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Town centre location means that most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0

0

Also close to the bus station

++

No direct effect

Not in area of deprivation but could benefit
0

No direct effect
0

Potential effect of Option on Social Objectives:
Overall positive effect due to site being well located in relation to services and facilities.
Sustainability Objective

Predicted Effects

+
Comments:

325

Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Any new development will be required to comply with Policy DM17
Carbon Reduction. If no new development, this benefit would not be
captured.

To conserve & where appropriate
enhance the historic environment

No direct effect

11

No direct effect

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed land

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

6

7

8

9

10

Assessment of
effect
0/+

Transport Accessibility Zone 1.
++
Unsure of effect
?

Site is in an abstraction area, development proposals need to
assess impact. Impact on water supply and treatment dependent
upon scale of redevelopment proposals.

No direct effect
0
No direct effect
0

0

0

++
Site is previously developed land

Site is reasonably high density, limited potential to increase.
+

Site in low risk flood zone (Zone 1)
++
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Potential effect of Option on Environmental Objectives:

Overall positive effect on environmental objectives due to site being well located, previously
developed land, and not subject to flood risk.

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect as allocation allows for the retention of site in business
use.

No effect as no additional residential development allowed as a result of
To achieve a broad balance in
this allocation.
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect as allocation protects employment-generating uses.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Unsure of effect
19
workforce to support long-term
competitiveness of the District
Overall positive effect as option would protect employment use on the
To reduce levels of social
site.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Overall positive effect on economic objectives as a result maintaining site in employment use and allowing
other employment-generating uses.

Comments:
Assessment of
Effect
++
0

+

?

+

+
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Policy HWTC20 Oxford Road (west)
Preferred option – Mainly offices
Predicted Effects
Sustainability Objective
Nature of Effect
No direct effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

No direct effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0

0

Town centre location means that most facilities within 1km of site.

Also close to the bus station

++

No direct effect

Not in area of deprivation but could benefit
0

No direct effect
0

Potential effect of Option on Social Objectives:
Overall positive effect due to site being well located in relation to services and facilities.

+

Predicted Effects
Sustainability Objective
Nature of Effect

Comments:
Assessment of
effect
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6

7

8

9

10

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Any redevelopment would be required to meet new standards for carbon
reduction
+

Zone 1
Very accessible location

Good access to rail and bus stations
++

Unsure of effect
?

Site is in an abstraction area, development proposals need to
assess impact. Impact on water supply and treatment dependent
upon scale of redevelopment proposals.

No direct effect
0
No direct effect
0

To conserve & where appropriate
enhance the historic environment

No direct effect

11

No direct effect

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed land

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0

0

++
Site is previously developed land

Site is reasonably high density, limited potential to increase.
+

Site in low risk flood zone (Zone 1)
++

Potential effect of Option on Environmental Objectives:


Overall positive effect on environmental objectives due to site being well located, previously

++
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developed land, and not subject to flood risk.

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect as allocation allows for the retention of site in business
use.

To achieve a broad balance in
No effect as no additional residential development allowed as a result of
the growth of housing, population
this allocation.
& employment.
To encourage a diverse economy Positive effect as allocation promotes other employment generating
uses.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Unsure of effect
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Overall positive effect as allocation has potential to generate new
20
polarisation & levels of
employment through more efficient use of parts of the site.
deprivation
Potential effect of Option on Economic Objectives:
17

Overall positive effect on economic objectives as a result maintaining site in employment use and allowing
other employment-generating uses.

Comments:
Assessment of
Effect
++
0

+

?

+

+

Alternative option - Residential
Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:
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Predicted Effects
Sustainability Objective
Nature of Effect
Opportunity for affordable housing to be provided,

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Site is adjacent to very busy road could suffer from noise

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Comments:

Assessment of
effect

++

-

Close to the bus station

++

Redevelopment for residential uses offers opportunity to create a
community

+

Topography of the site would make it difficult to provide open space
-

Potential effect of Option on Social Objectives:
Overall positive effect due to close to town centre and facilities

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

++

Redevelopment would be required to meet carbon reduction standards.
++
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Predicted Effects
Sustainability Objective
Nature of Effect

7

8

9

10

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Assessment of
effect

Comments:

Transport Accessibility Zone 1.
++
Redevelopment offers opportunity to re-open River Wye.
++
Site is not in or adjacent a designated site or open space.
No loss of any significant vegetation.

Site is in an abstraction area - development proposals need to
assess impact. Impact on water supply and treatment dependent
upon scale of redevelopment proposals.

0

Unsure of effect
?

To conserve & where appropriate
enhance the historic environment

No direct effect

11

Recycling opportunities may exist as part of any new redevelopment.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0

+

+
Site is previously developed land.

Opportunity to increase the intensity of use of land.
+

Part (11%) of site in Flood Risk Zone 2 (medium to low risk).
+

Allocation for housing would need to be supported by sequential
assessment of sites.

Potential effect of Option on Environmental Objectives:
++


Overall positive effect on environmental objectives due to site being well located, offering
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Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:

potential to re-open part of the Wye and being previously developed land.

Predicted Effects

Predicted Effects

Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Nature of Effect

Assessment of Effect

Loss of employment land and offices in highly accessible location

Redevelopment would increase labour supply
To achieve a broad balance in
the growth of housing, population
& employment.
To encourage a diverse economy Loss of employment land and offices
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Loss of employment land and offices
19
workforce to support long-term
competitiveness of the District
Loss of employment land and offices
To reduce levels of social
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Redevelopment of site for residential uses would have a significant negative effect on economic objectives.

-++

--

--

--

--
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Policy HWTC21 Central Business Centre
Preferred option – Business (mainly light industrial)
Predicted Effects
Sustainability Objective
Nature of Effect
No direct effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

No direct effect

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Town centre location means that most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

0

0

Also close to the bus station

++

No direct effect

Not in area of deprivation but could benefit
0

No direct effect
0

Potential effect of Option on Social Objectives:
Overall positive effect due to site being well located in relation to services and facilities.
Sustainability Objective

Predicted Effects

+
Comments:
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Nature of Effect
To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Any redevelopment would be required to meet new standards for carbon
reduction

To conserve & where appropriate
enhance the historic environment

No direct effect

11

No direct effect

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed land

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

6

7

8

9

10

Assessment of
effect

+

Zone 1
Very accessible location

Good access to rail and bus stations
++

Unsure of effect
?

Site is in an abstraction area, development proposals need to
assess impact. Impact on water supply and treatment dependent
upon scale of redevelopment proposals.

No direct effect
0
No direct effect
0

0

0

++
Site is previously developed land

Site is reasonably high density, limited potential to increase
+

Site in low risk flood zone (Zone 1)
++
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Potential effect of Option on Environmental Objectives:
Overall positive effect on environmental objectives due to site being well located, previously developed, and
not subject to flood risk.

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

Positive effect as allocation allows for the retention of site in business
use.

No effect as no additional residential development allowed as a result of
To achieve a broad balance in
this allocation.
the growth of housing, population
& employment.
To encourage a diverse economy Positive effect as allocation promotes other employment generating uses
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Unsure of effect
19
workforce to support long-term
competitiveness of the District
Overall positive effect as allocation has potential to generate new
To reduce levels of social
employment through more efficient use of parts of the site.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Overall positive effect on economic objectives as a result maintaining site in employment use and allowing
other employment-generating uses.

Comments:
Assessment of
Effect
++
0

+

?

+

+

Alternative option - Residential
Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:
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Opportunity for affordable housing to be provided.

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

Unsure of effect.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

Town centre location means that most facilities within 1km of site.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

++
Site is in an isolated location on hillside, no direct access.
?

Also close to the bus station.

++

No direct effect

Not in area of deprivation but could benefit
0

No direct effect
0

Potential effect of Option on Social Objectives:
Overall positive effect due to provision of housing and site being well located in relation to services and
facilities.

++

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

Comments:
Assessment of
effect

Any redevelopment would be required to meet new standards for carbon
reduction.
++
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7

8

9

10

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Zone 3
Unsure of effect
?

Although physically close to bus and railway station, location of
site on hillside and beyond railway line makes access very
indirect.
Site is in an abstraction area - development proposals need to
assess impact. Impact on water supply and treatment dependent
upon scale of redevelopment proposals.

Development could enhance wooded area adjacent to site.
+
Site is in a prominent location on hillside.

Impact subject to design of any redevelopment.
?

To conserve & where appropriate
enhance the historic environment

No direct effect.

11

Recycling opportunities may exist as part of any new redevelopment.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality

Site is previously developed.

13

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)

0

+

++
Site is previously developed land.
++
Site is in Flood Risk Zone 1.
+/-

May be subject to risk from surface water run off due to being on
a slope.

Potential effect of Option on Environmental Objectives:

Overall positive effect on environmental objectives due to site being well located, previously
developed land and potential enhancements to biodiversity.
Sustainability Objective

Predicted Effects

+

Comments:
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Nature of Effect

16

To encourage economic growth
& competitiveness

Assessment of
Effect

Loss of employment land and offices in highly accessible location.

To achieve a broad balance in
Redevelopment would increase labour supply.
the growth of housing, population
& employment.
To encourage a diverse economy Loss of employment land and offices.
18
including a vibrant & sustainable
tourism sector
Loss of employment land and offices.
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Loss of employment land and offices.
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

Redevelopment of site for residential uses would have a significant negative effect on economic objectives.

-++

--

--

--

--
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APPENDIX 3:
Sustainability Appraisals of Desborough Policies
Policy HW1 Desborough Delivery and Design Framework
Preferred Option
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other

Indicators

(a) Nature
Effect

of

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

This policy will contribute to
housing allocations and result in
the provision of affordable housing.
The policy also aims to meet
particular local housing need.

1. Crimes per 1,000 pop

This policy will address crime
through regeneration and the
increased legibility of some areas.

1. % residents within 500m of
services/facilities

This policy will increase the
provision of open space and
increase access to community
facilities, open space (new and
existing) and other
facilities/services.

Comments:

Short
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

+

+

+

++

++

++
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community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Certain types of open space may
encourage community interaction
and integration.
The retention of employment areas
plus regeneration will address
deprivation.
The policy promotes an
environment
where greater emphasis is placed
upon
quality open spaces that are
conducive to a better quality of life
for local residents.

++

++

++

+

+

+

Potential effect of Option on Social Objectives:
This policy has a positive impact over a range of areas, including open space, housing and
economic regeneration.

++

++

++

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

+

++

++

Comments:

New homes will be built in line with
policy new requirements.
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conservation

7

8

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Product of the policy will be

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater

The opening up and restoration of

1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Depending upon the type of open
space provided this policy can
work in tandem with other policies
to enhance biodiversity within the
District. The opening up of the
River Wye will increase
biodiversity along the water
course.

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

increased cycling and walking
where new open space is created

+

+

+

++

++

++

+

++

++

++

++

++

+

+

+

and legibility increased.

the River Wye should increase the
river quality and potentially reduce
population where the River Wye
currently abuts industrial sites.

The policy aims to secure open
spaces either on site, or where
necessary through contributions.
This will contribute positively to the
character of the District and its
landscape.

Maintaining and enhancing
existing open space will ensure
that historic environments are
maintained.
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12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

To conserve soil
resources &
quality

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

The policy is unlikely to have a
significant impact upon the
objectives.

1. Areas of contaminated land.
2. Loss of agricultural land

Regeneration should result in the
remediation and re-use of
contaminated land where this is
being redeveloped.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

0

0

0

+

+

+

0

0

0

+

+

+

+

++

++

The policy is unlikely to have a
significant impact upon the
objectives.

Open spaces provide opportunities
for run-off from development to be
absorbed and can form part of
water management.

This policy addresses the legibility of Desborough and as a consequence increases
opportunities for cycling, walking and biodiversity enhancement and movement, particularly
around the River Wye.

Predicted Effects
Assessment of Effect
Objective
Sustainability

Indicators

Nature of Effect

Short
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:
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16

17

18

19

20

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector
To develop &
maintain a skilled
workforce to
support long-term
competitiveness of
the District
To reduce levels of
social
polarisation &
levels of
deprivation

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

This policy will retain key
employment sites and through
mixed use redevelopments provide
modern employment facilities
including start-up units.

1. Jobs: labour force

The regeneration aims of this
policy will secure a mix of new
housing and employment.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment
2. Unemployed for more than 1yr

Retention and creation of start-up
units and flexible use of buildings
encourages creative industries in
this area.
The policy is unlikely to have a
significant impact upon the
objectives.

This policy will better integrate
Desborough with the town centre
reducing separation and
addressing deprivation through the
access to opportunities and
facilities this will create.

+

++

++

+

++

++

+

+

+

Some potential for training through the community facilities
and start-up units in the area.
0

0

0

+

+

+

+

++

++

Potential effect of Option on Economic Objectives:
This policy has a positive impact on economic objectives as it seeks to secure regeneration
and ensure low-cost start-up units and opportunities for emerging businesses are not lost to
housing, whilst also enhancing the wider environment.
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Policy HW2 Delivering New Open Space and River Corridor Improvements
Preferred Option – mix of uses to allow for open space
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

(b) Indicators
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Likely to deliver new residential
development.

1. Crimes per 1,000 pop

Policy offers opportunity create
safe environment.

1. % residents within 500m of
services/facilities

Short
term
(to
2018
)

Comments:
Med
term
(to
2023)

Long
term
(post
2023)
Scale of effect subject to number and size of sites that come
forward under this policy.

+

+

+

+

+

+

0

+

+

This policy will increase access to
open space (new and existing) and
other facilities through the creation
of new routes.
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4

Encourage a
sense of
community
identity & welfare

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Area is considered to suffer
significant deprivation – it is in the
lowest 10 per cent for areas in
Council area.
Opportunity to improve upon and
encourage a sense of community
identity and welfare. Certain types
of open space may encourage
community interaction and
integration.
Site is in an open space deficiency
area. The policy aims to counter
this and result in contributing
towards a better quality of life for
local residents.

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
Option would have a positive impact upon the community in terms of access to open space
and the resulting health and integration benefits.

+

+

+

Assessment of Effect
Objective
Sustainability

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

New developments will be built in
line with policy new requirements

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable

1. Annual NO2 outputs
2. Modal split

Product of the policy will be

Short
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

+

++

++

+

++

++

Comments:

346

8

methods of
transport to reduce
negative effects on
the environment

3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

increased cycling and walking

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater

The opening up and restoration of

1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Depending upon the type of open
space provided this policy can
work in tandem with policy DM14
to enhance biodiversity within the
District. The opening up of the
River Wye will increase
biodiversity along the water
course.

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

where new routes open spaces are
created.

the River Wye should increase the
river quality and potentially reduce
population where the River Wye

++

++

++

+

++

++

++

++

++

+

+

+

0

0

0

currently abuts industrial sites.

The policy aims to secure open
spaces either on site, or where
necessary through contributions.
This will contribute positively to the
character of the District and its
landscape.

Maintaining and enhancing
existing open space will ensure
that historic environments are
maintained

Option is unlikely to have a
significant impact upon the
objectives.
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from waste that
has not been
recycled or
composted
1. Areas of contaminated land.
2. Loss of agricultural land
13

To conserve soil
resources &
quality

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Option would result in the
remediation and re-use of
contaminated land where this is
being redeveloped to provide open
space.

+

+

+

0

0

0

+

+

+

+

++

++

Option is unlikely to have a
significant impact upon the
objectives.

Open spaces provide opportunities
for run-off from development to be
absorbed and can form part of
water management.

Option would have a significant positive effect on environmental objectives in Desborough.
Opening up the Wye and increased green space will enhance biodiversity whilst also providing
routes for cycling and walking.

Predicted Effects
Assessment of Effect
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Nature of Effect

Policy has potential to create new
business premises, but an overall
reduction floorspace.

Short
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:
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1. Jobs: labour force
To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Policy allows for residential
development and as such would
increase labour supply

Regeneration of the area will assist
in responding to changes in
economy

+

+

+

+

+

+

?

?

?

+

+

+

+

+

+

Unsure of effect.

Would contribute towards
improving area and providing
employment possibilities.

Positive effect as a result of encouraging regeneration, provision of modern business space
and potentially creating jobs in area.

Alternative Option – no policy - maintain protection of employment areas
Predicted Effects
Assessment of effect
Objective
Sustainability

(c) Indicators
Nature of Effect

Short
term
(to
2018
)

Comments:
Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

4

Encourage a
sense of
community
identity & welfare

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Unsure of effect

1. Crimes per 1,000 pop

Unsure of effect

1. % residents within 500m of
services/facilities

Limited opportunity, sites may be redeveloped through appeal
process
?

?

?

Limited opportunity, sites may be redeveloped through appeal
process
?

?

?

-

-

-

?

?

?

?

?

?

Limited opportunity to increase
access to or provide open space or
new routes

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Unsure of effect
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Potential effect of Option on Social Objectives:
Overall unclear what effect of not having policy would be on social objectives.

?

?

?

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No direct effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Unsure of effect

Short
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:

Other policy requirements would result in new development
being more sustainable

0

0

0

?

?

?

--

--

--

0

0

0

No overall improvement to Wye

No direct effect
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect

Subject to other policies

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect

1. Areas of contaminated land.
2. Loss of agricultural land

Unsure of effect

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

No policy reduces opportunity for
redevelopment on previouslydeveloped land.

0

0

Subject to other policies
0

0

0

No direct effect

Subject to other policies

0

0

0

?

?

?
Subject to other policies

-

-

-

No direct effect

Subject to other policies
0

0

0
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Potential effect of Option on Environmental Objectives:
Overall neutral effect of not having this policy in place. No policy results in limited if no
opportunity to comprehensively improve the River Wye.
Predicted Effects

0

0

0

Assessment of Effect
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Nature of Effect

Restricting regeneration could lead
to decline in businesses.

Short
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

?

?

?

-

-

-

?

?

?

-

-

-

-

-

-

Comments:

Unsure of effect

Restricting regeneration could lead
to decline in businesses.

Unsure of effect

Restricting regeneration could lead
to decline in businesses.

Overall negative impact due to restricting extent of regeneration in this area.
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Policy HW3 Green Street School

Preferred Option: Mixed Use – residential and community/open space
Predicted Effects
Sustainability Objective
Nature of Effect
Unsure of effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

Likely to lead to a positive or at least neutral impact on levels of crime
and anti-social behaviour.
The provision of community facilities would have a positive impact by
providing a focus for activities in the area.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services

Zone 2
Well within 30 minutes public transport time of local facilities.
Level route into town to walk or cycle
Local facilities (eg health centre) near the site

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

Comments:

Subject to amount of residential development
?

Area is considered to suffer significant deprivation – it is in the lowest 10
percent for areas in Council area.
Opportunity to improve upon and encourage a sense of community
identity and welfare.
Site is in an open space deficiency area.
This option also includes a section of open space for recreational use.
The location of the site and the busy road network around the site may
result in the site being affected by some noise and odour issues.

Potential to include design elements that discourage crime,
including vandalism and other anti social behaviour.
+

+

++

The provision of a community facility would provide a clear focus
for the community in the area.

+

Potential effect of Option on Social Objectives:
Site has good access to town centre and option offers scope for significant improvements to community

+

355

identity and well being. Significant deprivation in a range of areas, which have potential for improvement.

Predicted Effects
Sustainability Objective
Nature of Effect

6

7

8

9

10

11

12

13

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation
To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

New developments will have to meet new standards for carbon reduction

To conserve & where appropriate
enhance the historic environment

Part of the site falls within a conservation area.

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

New development would offer an opportunity for recycling during
construction and through the life of the development.

To conserve soil resources &
quality

Comments:
Assessment of
effect

++

Zone 2
Site within 400m of less than hourly service.
Cycle route within half a mile.

+

Unsure of effect
?
No effect on local or national designated site.
Limited potential for habitat creation through potential open space.

.
+

No loss of existing open space.
Option would not have an impact on existing views or wider landscape.

Option includes consideration of open space as part of preferred
option.
+

+

Careful regard for the conservation of the industrial heritage and
conservation of existing buildings.

+

Site is on previously developed land.
++
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To improve the efficiency of land
Site is previously developed land.
use through the re-use of
previously developed land
All of site in Flood Zone 1
To reduce the risk of flooding (in
15
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:
14

++

++

Significant potential to improve townscape and locality through redevelopment of the site.
Pedestrian linkages between surrounding sites can also be enhanced through redevelopment.

++

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness

No direct effect as no employment opportunities proposed as part of
preferred option.

To achieve a broad balance in
No direct effect
the growth of housing, population
& employment
To encourage a diverse economy No direct effect
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
Potential for community facility to be used for provide training.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Unsure of effect
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

No opportunities will be created in association with the development of this site.

Alternative option:
Sustainability Objective

Comments:
Assessment of
Effect
0
0

0

?

?

0

Residential
Predicted Effects

Comments:
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Nature of Effect
Redevelopment would meet threshold to provide affordable housing

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

Likely to lead to a positive or at least neutral impact on levels of crime
and anti-social behaviour.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services

Zone 2
Well within 30 minutes public transport time of local facilities.
Level route into town to walk or cycle
Local facilities (eg health centre) near the site

4

Encourage a sense of
community identity & welfare

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health

Assessment of
effect

+

+

Loss of community facility and part of site used informally as a play area

Potential to include design elements that discourage crime,
including vandalism and other anti social behaviour.
The lack of provision of community facilities would mean that the
community’s identified needs could not be met.

+

--

Unsure of effect
?

Potential effect of Option on Social Objectives:
Site has good access to town centre and could contribute towards meeting overall housing needs, but land
values mean finding loss of the community facility would outweigh this.

-

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for

Comments:
Assessment of
effect

New developments will have to meet new standards for carbon reduction
++
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renewable energy & energy
conservation

7

8

9

10

11

12

13

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment
To provide for sustainable levels
of water use, supply &
management, including quality of
water sources
To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

Zone 2
Site within 400m of less than hourly service.
Cycle route within half a mile.

To conserve & where appropriate
enhance the historic environment

Part of the site falls within a conservation area.

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

Unsure of effect

To conserve soil resources &
quality

Unsure of effect
?
No effect on local or national designated site.
.

.
+

Part of site used informally as a play area
-

+

Careful regard for the conservation of the industrial heritage and
conservation of existing buildings.

?

Site is on previously developed land.
++

To improve the efficiency of land
Site is previously developed land.
use through the re-use of
previously developed land
To reduce the risk of flooding (in
All of site in Flood Zone 1
15
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:
14

++
.
++

Significant potential to improve townscape and locality through redevelopment of the site, site is previously
developed and in an area of low flood risk. Pedestrian linkages between surrounding sites can also be
enhanced through redevelopment.
Sustainability Objective

+

Predicted Effects

++

Comments:
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Nature of Effect

16

To encourage economic growth
& competitiveness

No direct effect as no employment opportunities proposed as part of
preferred option.

To achieve a broad balance in
Will increase labour supply
the growth of housing, population
& employment
To encourage a diverse economy No direct effect
18
including a vibrant & sustainable
tourism sector
Potential for community facility to be used for provide training
To develop & maintain a skilled
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Unsure of effect
20
polarisation & levels of
deprivation
Potential effect of Option on Economic Objectives:
17

No opportunities will be created in association with the development of this site.

Assessment of
Effect
0
+

0

+

?

+
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APPENDIX 4:
Sustainability Appraisals of Marlow Policies
Policy MR1 Primary Shopping Frontages: Marlow

Preferred Option: Some flexibility for changes of use away from A1, especially to A3 (plus exceptions for preservation or
rehabilitation of listed buildings)
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Policy allows for independently
accessed residential on upper
floors

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

• Concentration of retail facilities
(with flexibility for some
restaurants and cafes) within the
identified primary shopping
frontage zones increases their
accessibility

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

By encouraging appropriate mixed-use developments, option
is likely to lead to a positive or at least neutral impact.
0/+

0/+

0/+

+

+

+
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recreation & other
community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

• Concentration of retail facilities
and supporting restaurant/cafe
facilities within the identified
primary shopping frontage will

+

+

+

0

0

0

+

+

+

improve vitality of the centre.
1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Option continues to focus retail and other town centre development in specific areas to
maintain vitality and accessibility.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.
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& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontages increases their
accessibility.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

++

++

++

0

0

0

0

0

0

No effect.

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Exceptions built into option could
potentially allow for the
preservation or rehabilitation of
listed buildings which would not
otherwise be achieved.

0

0

+

+

+

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of all the primary frontages fall within the Marlow
Conservation Area. Therefore, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect
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has not been
recycled or
composted

13

14

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the reuse of previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

The policy option aims to
concentrate retail and
restaurant/cafe uses in specific
existing developed areas,
encouraging reuse of previously
developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail and some A3 uses in existing developed areas where they
are most accessible by sustainable modes of transport so no negative effects likely.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Nature of Effect

More flexible approach to A3 uses
is likely to allow business more
scope to respond to changing
circumstances and demands,
especially in response to the
tourist industry.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

Comments:
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17

18

To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

No effect likely.

• Policy would maintain and
encourage retail
employment within the identified
retail centres, as well as a degree
of employment provided by A3
uses, which are key for supporting
the tourism sector.

0

0

0

++

++

++

0

0

0

0

0

0

+

+

+

No effect.

No direct effect

Policy promotes retail uses and supporting A3 uses, which can have a positive impact on the
economy within the town centre, with the latter being particularly important for the tourism
industry.
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Alternative Option 1: No net loss of A1 frontage length – exceptions for preservation or rehabilitation of listed buildings
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Policy allows for independently
accessed residential on upper
floors

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0/+

0/+

0/+

+

+

+

+

+

+

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility

• Concentration of retail facilities
within the identified primary
shopping frontage zones will
improve vitality of centres
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the primary shopping frontage.
Overall option is likely to have positive effects on social objectives.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Comments:
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negative effects on
the environment

8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &

4. Travel to school methods
5. Road flow per principal road

their accessibility.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

• No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

0

0

0

0

0

No effect

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Exceptions built into option could
potentially allow for the
preservation or rehabilitation of
listed buildings which would not
otherwise be achieved.

1. Areas of contaminated land.
2. Loss of agricultural land

• No effect.

0

0

+

+

+

0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of all the primary frontages fall within the Marlow
Conservation Area. Therefore, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

• No effect
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quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

• The policy aims to concentrate
retail use in specific existing
developed areas, encouraging
reuse of previously developed
land.

++

++

++

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy will consolidate retail uses in existing developed areas where they are most accessible
by sustainable modes of transport and exceptions in option could benefit listed buildings.
Significant positive effects on environmental objectives therefore likely.

0

0

0

++

++

++

Predicted Effects
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

• Consolidation of retail
development within the identified
zones would maintain the viability
of centres and retail employment.

1. Jobs: labour force

• No direct effect.

1. Diversity of economy
2. % jobs in tourism sector

• Policy would maintain and
encourage retail

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

+

+

+

Comments:
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& sustainable
tourism sector

employment within the identified
retail centres.

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

• No effect.
0

0

0

0

0

0

+

+

+

• No effect.

Policy promotes retail uses which can have a positive impact on the economy within the
existing town centres.

Alternative Option 2: Maximum flexibility for any changes of use away from A1 (maintenance of active ground floor
frontage required)
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

No direct effect.

370

2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Effect depends upon which uses emerge in particular
locations.

Unsure of effect

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontage zones increases their
accessibility but option could
ultimately lead to the significant
loss of retail facilities.

?

?

?

-

-

-

-

-

-

0

0

0

Loss of retail facilities within the
identified primary shopping
frontage zones could improve
vitality of centres through
introduction of other town centre
uses but could undermine viability.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

371

Potential effect of Option on Social Objectives:
Option continues to focus retail and other town centre development in specific areas to
maintain vitality and accessibility, but loss of retail frontage could undermine vitality and
viability. Exact effect depends on which uses take place in which exact areas but overall the
option risks having negative effects on social objectives.

-

-

-

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontage zones increases their
accessibility.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

0

0

0

0

0

0

Comments:

No effect.

No effect.

372

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

The policy option aims to
concentrate retail and town centre
uses in specific existing developed
areas, encouraging reuse of
previously developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

No direct effect.

0

0

0

0

0

0

0

0

0

0

0

++

++

++

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of all the primary frontages fall within the Marlow
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0
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Potential effect of Option on Environmental Objectives:
Policy option will consolidate retail and uses in existing developed areas where they are most
accessible by sustainable modes of transport so no negative effects likely.

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

20

To develop &
maintain a skilled
workforce to
support long-term
competitiveness of
the District
To reduce levels of
social
polarisation &
levels of
deprivation

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Flexible approach is likely to allow
business to respond to changing
circumstances and demands.

1. Jobs: labour force

No effect likely.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment
2. Unemployed for more than 1yr

Policy option could maintain
emplopyment in the frontage but
loss of retail could damage the
diversity of the economy and
undermine the tourism sector.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

-

-

-

0

0

0

0

0

0

Comments:

No effect.

No direct effect

374

Potential effect of Option on Economic Objectives:
Loss of retail development within the identified zones could undermine the viability of centres
and retail employment, although other uses could provide employment. Overall effect on
economic objectives likely to be neutral.

0

0

0

Alternative Option 3: Less flexibility – allow no exceptions for changes of use so no change to non-A1 uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Policy option would not allow for
residential development above
primary retail frontage

1. Crimes per 1,000 pop

• If strict policy leads to spread of
vacant units, resulting
environmental degradation could
ultimately risk an increase in crime.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

-

-

-

+

+

+

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility.

375

community
facilities
& services
1. % of pop. in worst super output
areas
2. Communities living together
harmoniously
4

• Concentration of retail facilities
within the identified primary
shopping frontage zones will
improve vitality of centres.

Encourage a
sense of
community
identity & welfare

However if such a strict policy

-

-

-

0

0

0

-

-

-

approach leads to the spread of
empty units, vitality of centre will
be seriously harmed.

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility. However too strict an approach risks causing an increase in empty units if the
local economy takes a downturn, and thereby having a negative effect on social objectives.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.

376

through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

11

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment

2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility but lack of
provision for other uses reduces
overall accessibility.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

0

0

0

0

0

0

0

0

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

0

0

No direct effect.
0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of the primary frontages fall within the Marlow
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.
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Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No effect

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

• The policy option aims to
concentrate retail use in specific
existing developed areas,
encouraging reuse of previously
developed land.

12

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail uses in existing developed areas where they are most
accessible by sustainable modes of transport but reduced opportunities for alternative uses
would undermine any accessibility benefits and the potential for rehabilitation of listed
buildings. Overall modest positive effects on objective.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy

Nature of Effect

• Consolidation of retail
development within the identified

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

Comments:

378

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

4. No. of K1 businesses in District

zones would maintain the viability
of centres and retail employment.
However too strict an approach
could place businesses at risk.

1. Jobs: labour force

• Policy option is unlikely to have a
significant
affect on the objective

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

• Policy option would maintain and
encourage retail employment
within the identified retail centres.
However too strict an approach
could place businesses at risk.

0

0

0

-

-

-

0

0

0

0

0

0

-

-

-

No effect.

No direct effect

Policy option promotes retail uses but a lack of flexibility for any other uses could damage
business viability, and thereby have negative effects on economic objectives.
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Policy MR2 Secondary Shopping Frontages: Marlow
Preferred Option: No net loss of frontage lengths in Class A use.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

Option would encourage the
development of a wide range of
services in locations readily
accessible by a variety of modes of
transport.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+

+

+/0

+

380

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
town centre development thereby
consolidate existing settlements.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the secondary frontage, and
therefore have a positive effect on social objectives.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone

Option likely to encourage the
development of further appropriate
developments in accessible,
central locations.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

Comments:
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negative effects on
the environment

8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &

4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

0

0

0

0

0

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

0

0

0

0

0

0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the Marlow
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect.
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quality
1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Option encourages retail and other
town centre uses to locate within
the secondary frontages, thereby
encouraging reuse of previously
developed land.

++

++

++

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

++
No direct negative impacts and option would encourage an appropriate mix of town centre
uses in accessible locations and keep the town centre as a whole vital and viable.
Significant positive environmental effects therefore likely.
Predicted Effects

++

++

Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

By creating flexibility on changes
of use for other A uses, option
could create opportunity for higher
value employment activities from
appropriate town centre uses.
No direct effect.

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
eg shops and supporting non-retail
uses such as A3 and A4 uses.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

+

+

+

Comments:

383

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

No effect.
0

0

0

0

0

0

++

++

++

No effect.

Option could have a significant positive effect by creating the framework to enable a an
appropriately wide range of developments to come forward which would assist the
local economy.
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Alternative Option 1: No net loss of frontage lengths in Class A use and only stipulated proportion of non-A1.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

Option would encourage the
development of a wide range of
services in locations readily
accessible by a variety of modes of
transport.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+

+

+/0

+
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
town centre development thereby
consolidate existing settlements.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the District’s town centres
including secondary frontage zones, and therefore have a positive effect on social
objectives.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility

Option likely to encourage the
development of further appropriate
developments in accessible,

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

Comments:

386

transport to reduce
negative effects on
the environment

8

9

10

11

12

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

central locations.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

No effect.

0

0

0

0

0

0

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

0

0

No direct effect.
0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the Marlow
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect.
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13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.

Option encourages retail and an
appropriate range of other town
centre uses to locate within the
secondary frontages, thereby
encouraging reuse of previously
developed land.
No effect.

0

0

0

++

++

++

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

++
No direct negative impacts and option would encourage an appropriate mix of town centre
uses in accessible locations and keep the town centre as a whole vital and viable.
Significant positive environmental effects therefore likely.
Predicted Effects

++

++

Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

By creating an appropriate level of
flexibility on changes of use, option
could create opportunity for higher
value employment activities from
appropriate town centre
developments.
No direct effect.

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

+

+

+

Comments:
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tourism sector

eg shops and supporting non-retail
uses such as A3 and A4 uses.

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

No effect.
0

0

0

0

0

0

++

++

++

No effect.

Option could have a significant positive effect by creating the framework to enable a an
appropriately wide range of developments to come forward which would assist the
local economy.

Alternative Option 2: More flexible - allow some changes of use away from A uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

• Depending on how flexible option
is applied, could allow for more
changes of use to residential.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+
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2

3

4

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect.

• Greater opportunities for
community facilities and other town
centre uses within the identified
shopping frontage zones increases
their accessibility. However could
lead to the loss of town centre
facilities in accessible locations to
residents.

Effect depends on the nature of the resulting mix of uses.

?

?

?

-

-

-

-

-

-

0

0

0

-

-

-

Loss of retail facilities within the
identified secondary shopping
frontage zones could improve
vitality of centres through
introduction of other town centre
uses but would undermine viability.

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option could lead to the loss of active frontages providing main town centre uses, which
would undermine long-term vitality and viability of the town centre.
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Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

• Concentration of retail and
community facilities and other town
centre uses within the identified
shopping frontage zones increases
their accessibility. However
changes to other uses could
undermine beneficial effects on
this objective.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

Comments:

No effect.
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

13

14

15

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality
To improve the
efficiency of land
use through the reuse of previously
developed land

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option encourages wide range of

0

0

0

0

0

0

0

0

0

0

0

++

++

++

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the Marlow
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

No effect

uses to locate within the secondary
frontages, thereby encouraging the
reuse of previously developed
land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

No effect.

Effect would be dependent on the location of development and
its relationship with the identified Flood Zones.
0

0

0
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Potential effect of Option on Environmental Objectives:
Policy option will consolidate retail and other uses in existing developed areas where they are
most accessible by sustainable modes of transport. However, spread of non-A uses could
mean loss of such facilities, undermining accessibility benefits of option.

+

+

+

Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

To develop &
maintain a skilled
workforce to
support long-term

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

Nature of Effect

• By creating wide flexibility on
changes of use, option could
create opportunities for higher
value employment activities from
town centre developments.
However it could damage shops
and other A uses by making them
less viable and thus reducing their
employment potential.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

Comments:

No direct effect.

Loss of retail within the identified
zones could undermine the viability
of centres and retail employment,
although other uses could provide
employment

No effect

393

competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No effect.

Loss of retail development within the identified frontage could undermine the viability of
centres although the effects are uncertain.

0

0

0

0

0

0

Alternative Option 3: Less flexible - no loss of A1 shop uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

2

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

If shops are not viable in certain

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

-

-

-

parts of the secondary frontages,
an over-strict application of policy
could result in more empty shops
which could encourage crime or
fear of crime.
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3

4

5

To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Concentration of retail facilities
within the identified shopping
frontage zones increases their
accessibility, but opportunities for
other community facilities would be
restricted
0

0

0

-

-

-

0

0

0

0

0

0

Only allowing Class A1 uses within
the identified secondary shopping
frontages could reduce vitality of
centres through reduction in other
town centre uses

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility, but failure to cater adequately for other services could undermine these
objectives
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Assessment of Effect
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6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

• Would force other town centre
uses to less accessible locations.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

-

-

-

0

0

0

0

0

0

No effect.

No effect.

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process However, policy option for Primary
Shopping Areas policy promotes development which is of an
appropriate scale to the town centre.
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11

12

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

• The policy option aims to
concentrate retail and town centre
uses in specific existing developed
areas, encouraging reuse of
previously developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

0

0

0

0

0

0

++

++

++

No effect.

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail uses in existing developed areas where they are most
accessible by sustainable modes of transport but could divert other town centre uses to less
sustainable locations
Objective
Sustainability

Indicators

Some of the secondary frontages fall within the Marlow
Conservation Area. However, any impact of individual
proposals could be assessed and if necessary mitigated as
part of the development management process.

0

0

0

+

+

+

Predicted Effects
Nature of Effect

Comments:

Assessment of Effect
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16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

• Policy option would maintain and
encourage retail employment
within the identified retail centres,
but failure to provide adequately
for other uses could undermine
vitality and viability of the town
centre.

1. Jobs: labour force

No direct effect.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

• Policy option would maintain and
encourage retail employment
within the identified retail centres,
but failure to provide adequately
for other uses could undermine
vitality and viability of the town
centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

-

-

-

0

0

0

0

0

0

-

-

-

No effect.

No effect

Policy option promotes retail uses which can have a positive impact on the economy within the
existing town centres but restricting other uses could undermine their vitality and viability.
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Policy MR3 Riley Road
Preferred Option: Retail led mixed use
Predicted Effects
Objective
Sustainability

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services

Nature of Effect



Encourage a sense of
community identity & welfare

Comments:

Some limited scope for ancillary residential.
May not reach the required threshold to provide
affordable housing.
+



4

Assessment of
effect



The redevelopment of the area should lead to
significant improvements in the perception
regarding the potential for criminal and anti-social
behaviour.

+

Very important that the scheme design ‘plugs into’ West Street in a meaningful way

Site located within Marlow town centre so highly
accessible to a wide range of services and
facilities.
++




Site is within the already built-up area of Marlow.
Not in or near an area of social deprivation.
+

The redevelopment of this run down area of Marlow town centre will help to reinforce the
already strong sense of identity of the town centre.
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5

Residential not proposed as the predominant use
so unlikely to have strong positive or negative
effect

Improve & maintain health &
well-being of the population &
reduce inequalities in health

0

Potential impact of option on social objectives:
By providing new development on what is a very accessible town centre site, option is likely to
deliver significant positive effects on social objectives.

++

Predicted Effects
Objective
Sustainability

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of

Nature of Effect



Comments:
Assessment of
effect

New development will be required to comply with
Policy DM17 on Carbon Reduction.
++







Accessibility Zone 3
Very accessible site by a range of modes of
transport.
Cycle route within half a mile.
Option unlikely to have a major adverse impact on
the transport network – likely that any such impact
could be overcome.
Brownfield development but water supply and
sewerage networks may need to be upgraded to
service redevelopment.

++

0

Ground source heat should be explored

This site is suitable for the proposed use subject to it being demonstrated that there is no
unacceptable impact on the existing transport network, taking account of safety,
congestion and environmental quality, together with good quality accessibility by walking,
cycling and public transport, including proposed improvements where appropriate.

Need for localised upgrades to water supply and sewerage network identified in the
Infrastructure Delivery Plan and any detailed upgrades can be dealt with through the
development management process.
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water sources

9

10

11

12

13

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses
To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance
To conserve & where appropriate
enhance the historic environment
Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality








All new development would have to meet new
sustainable construction standards.
Effect on quality of water sources unknown.
Currently no biodiversity value on the site. Limited
potential for new habitat.
In Marlow Conservation Area and adjacent to
Green space so design needs to be sympathetic
to both. Buidling height and mass could affect
landscape view. Effect depends upon design of
scheme.
See above



Potential negative effect on the adjacent recreation ground if development is allowed to
overshadow this area
Detailed scheme needs to be sympathetic and of a high design quality.

?

See above.

Existing recycling facilties on site need to be
maintained as part of any redevelopment
+



Site is brownfield and not known to be
contaminated.

To improve the efficiency of land

Entirely previously developed land.
use through the re-use of
previously developed land
To reduce the risk of flooding (in

The site is within flood Risk Zone 1
relation to both new & existing
15
development)
Potential effect of option on environmental objectives:
By leading to mixed-use development in an accessible town centre location, option is likely to
lead to significant positive environmental effects.
Predicted Effects
Objective
Sustainability

To encourage economic growth
& competitiveness

0

?

14

16

Any impact on water sources can be mitigated through design of scheme.

Nature of Effect



Should help to provide a vital and vibrant retail
role for Marlow town centre and thus attract
shoppers to the town.

++

++

++

++
Comments:

Assessment of
Effect

+

402

To achieve a broad balance in

No effect.
the growth of housing, population
& employment
To encourage a diverse economy

Marlow is a popular tourist attraction – in the
including a vibrant & sustainable
18
reinforcing of the strength of the town centre there
tourism sector
is an indirect benefit for tourism.
To develop & maintain a skilled

No effect.
workforce to support long-term
19
competitiveness of the District
To reduce levels of social
Provides new employment opportunities

20
polarisation & levels of
deprivation
Potential effect of option on economic objectives:
17

By providing for a range of new shopping facilities and new employment opportunities, option is
likely to lead to positive effects on economic objectives.

0

0

0

+

+

N.B. Development of new foodstore on site partly completed so considered unrealistic to appraise any other options.
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Policy MR4: Portlands
Preferred Option: Residential use; smaller site area to exclude West Street Car Park. This option contains no
requirement relating to the provision of the Portlands Link Road.
Predicted Effects
Objective
Sustainability

Nature of Effect


1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services
Encourage a sense of
community identity & welfare

Comments:

Option could make significant contribution
towards housing requirements and towards
affordable housing provision in Marlow.
++



4

Assessment of
effect



Redevelopment likely to have a positive impact on
crime so long as designed to the correct
standards in line with adopted brief

New development would need to be in line with standards that design out crime.
+

Site located within Marlow town centre so highly
accessible to a wide range of services and
facilities.
++




Site is within the already built-up area of Marlow.
Not in or near an area of social deprivation.
+

Option would bring a part of Marlow town centre back into active use, and thus extend
people’s sense of ownership.
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5

Improve & maintain health &
well-being of the population &
reduce inequalities in health




Court Gardens Leisure Centre located within
400m of the site, along with access to the
Thameside path, Higginson Park and other local
amenities.
Site does not suffer from poor air quality.
Part of site is near to the A4155 so could be
affected by traffic noise – could be mitigated
through design of scheme.

Development would have to take full account of noise issues and incorporate any
mitigation measures necessary.
+

Potential effect of option on social objectives:
By providing new development on what is a very accessible town centre site, option is likely to
deliver significant positive effects on social objectives.
Predicted Effects

++

Comments:
Objective
Sustainability
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation



To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

Adopted Portlands SPD requires an ecohomes rating of good and a renewable energy
target of 10%. Once adopted, the DSA Plan policy would override the SPD on this matter.

New development will be required to comply with
Policy DM17 on Carbon Reduction.
++



7

Assessment of
effect








Accessibility Zone 3
Very accessible site by a range of modes of
transport.
Cycle route within half a mile.
Option unlikely to have a major adverse impact on
the transport network – likely that any such impact
could be overcome.
Brownfield development but water supply and
sewerage networks may need to be upgraded to
service redevelopment.
All new development would have to meet new
sustainable construction standards.
Effect on quality of water sources unknown.

++

0

This site is suitable for the proposed use subject to it being demonstrated that there is no
unacceptable impact on the existing transport network, taking account of safety,
congestion and environmental quality, together with good quality accessibility by walking,
cycling and public transport, including proposed improvements where appropriate. This is
particularly important given that this option would not provide for the delivery of the
Portlands Link Road. In the absence of the Portlands Link Road, West Street Car Park is
not required for the development and can therefore be excluded from the site area,
meaning that the public parking which it provides will be retained.
Need for localised upgrades to water supply and sewerage network identified in the
Infrastructure Delivery Plan and any detailed upgrades can be dealt with through the
development management process.
Any impact on water sources can be mitigated through design of scheme.
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9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land





Landscape and townscape character will be
changed by the development of the site
0/+




In Marlow Conservation Area
Potential for sympathetic design



Housing would be incorporated into District-wide
recycling collection





Brownfield site and not known to be
contaminated.
Previously developed land
Housing Intensification

To reduce the risk of flooding (in

Site is in Flood Zone 1.
relation to both new & existing
development)
Potential effect of option on environmental options:
By delivering housing development in an accessible town centre location, option is likely to lead
to significant positive environmental effects. This is provided that the development can
demonstrate that it will have no unacceptable impact on the existing transport network, given
that this option will not provide for the Portlands Link Road.
Predicted Effects
Objective
Sustainability

To encourage economic growth
& competitiveness

+

SPD requires that the development includes as much greenery (such as through the use of
hedges rather than walls) to reflect the green quality that the site currently enjoys, as well
as the provision of on-site open space.

Depends on detailed design – SPD sets out details on how it is regarded that this can be
achieved.

+

15

16

Provision of an area of open space will mitigate for some of this loss.

Potential Loss of biodiversity

Nature of Effect


+

++

+

++

Comments:
Assessment of
Effect

No effect.
0

406

To achieve a broad balance in

Option provides for housing.
the growth of housing, population
& employment
To encourage a diverse economy

No effect.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled

No effect.
workforce to support long-term
19
competitiveness of the District
To reduce levels of social
Site not in an area of deprivation so no effect.

20
polarisation & levels of
deprivation
Potential effect of option on economic objectives:
17

+

0

0

0

+
By adding to the labour force, option is likely to lead to positive effects on economic objectives.

Alternative Option 1: Residential (or predominantly residential) – this option includes provision for the delivery of
the Portlands Link Road and, therefore, includes West Street Car Park in the site area
Predicted Effects
Objective
Sustainability

Nature of Effect


1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

Assessment of
effect

Comments:

Option could make significant contribution
towards housing requirements and towards
affordable housing provision in Marlow.
++
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2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services

4

Encourage a sense of
community identity & welfare



Improve & maintain health &
well-being of the population &
reduce inequalities in health

New development would need to be in line with standards that design out crime.
+

Site located within Marlow town centre so highly
accessible to a wide range of services and
facilities.
++




Site is within the already built-up area of Marlow.
Not in or near an area of social deprivation.
+



5

Redevelopment likely to have a positive impact on
crime so long as designed to the correct
standards in line with adopted brief




Court Gardens Leisure Centre located within
400m of the site, along with access to the
Thameside path, Higginson Park and other local
amenities.
Site does not suffer from poor air quality.
Part of site is next to the A4155 so could be
affected by traffic noise – could be mitigated
through design of scheme.

Option would bring a part of Marlow town centre back into active use, and thus extend
people’s sense of ownership.

Development would have to take full account of noise issues and incorporate any
mitigation measures necessary.
+

Potential effect of option on social objectives:
By providing new development on what is a very accessible town centre site, option is likely to
deliver significant positive effects on social objectives.
Predicted Effects

++

Comments:
Objective
Sustainability
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices



New development will be required to comply with
Policy DM17 on Carbon Reduction.

Assessment of
effect

++

Adopted Portlands SPD requires an ecohomes rating of good and a renewable energy
target of 10%. Once adopted, the DSA Plan policy would override the SPD on this matter.
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b) Maximising the potential for
renewable energy & energy
conservation

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment







12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing





Accessibility Zone 3
Very accessible site by a range of modes of
transport.
Cycle route within half a mile.
Option unlikely to have a major adverse impact on
the transport network – likely that any such impact
could be overcome.
Brownfield development but water supply and
sewerage networks may need to be upgraded to
service redevelopment.
All new development would have to meet new
sustainable construction standards.
Effect on quality of water sources unknown.
Potential Loss of biodiversity

++

0

This site is suitable for the proposed use subject to it being demonstrated that there is no
unacceptable impact on the existing transport network, taking account of safety,
congestion and environmental quality, together with good quality accessibility by walking,
cycling and public transport, including proposed improvements where appropriate.

Need for localised upgrades to water supply and sewerage network identified in the
Infrastructure Delivery Plan and any detailed upgrades can be dealt with through the
development management process.
Any impact on water sources can be mitigated through design of scheme.

Provision of an area of open space will mitigate for some of this loss.
-



Landscape and townscape character will be
changed by the development of the site
0/+




In Marlow Conservation Area
Potential for sympathetic design



Housing would be incorporated into District-wide
recycling collection

+

SPD requires that the development includes as much greenery (such as through the use of
hedges rather than walls) to reflect the green quality that the site currently enjoys, as well
as the provision of on-site open space.

Depends on detailed design – SPD sets out details on how it is regarded that this can be
achieved.

+



Brownfield site and not known to be
contaminated.




Previously developed land
Housing Intensification



Site is in Flood Zone 1.

+

++

+
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development)
Potential effect of option on environmental options:
By delivering housing development in an accessible town centre location, option is likely to lead
to significant positive environmental effects.
Predicted Effects
Objective
Sustainability

16

To encourage economic growth
& competitiveness

Nature of Effect


++
Comments:
Assessment of
Effect

No effect.
0

To achieve a broad balance in

Option provides for housing.
the growth of housing, population
& employment
To encourage a diverse economy

No effect.
including a vibrant & sustainable
18
tourism sector
To develop & maintain a skilled

No effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Site not in an area of deprivation so no effect.

20
polarisation & levels of
deprivation
Potential effect of option on economic objectives:
17

+

0

0

0

+
By adding to the labour force, option is likely to lead to positive effects on economic objectives.

Alternative Option 2: Retail-led mixed-use
Objective

Predicted Effects

Comments:
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Sustainability
Nature of Effect


1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services

4

Encourage a sense of
community identity & welfare



Redevelopment likely to have a positive impact on
crime so long as designed to the correct
standards in line with adopted brief

New development would need to be in line with standards that design out crime.
+

Small-scale supporting uses could provide services/facilities.

Site located within Marlow town centre so highly
accessible to a wide range of services and
facilities.
++




Site is within the already built-up area of Marlow.
Not in or near an area of social deprivation.
+


Improve & maintain health &
well-being of the population &
reduce inequalities in health

Option would make some contribution towards
housing requirements.
+



5

Assessment of
effect




Court Gardens Leisure Centre located within
400m of the site, along with access to the
Thameside path, Higginson Park and other local
amenities.
Site does not suffer from poor air quality.
Part of site is next to the A4155 so could be
affected by traffic noise – could be mitigated
through design of scheme.

Option would bring a part of Marlow town centre back into active use, and thus extend
people’s sense of ownership.

Development would have to take full account of noise issues and incorporate any
mitigation measures necessary.
+

Potential effect of option on social objectives:
By providing new development on what is a very accessible town centre site, option is likely to
deliver significant positive effects on social objectives.

++
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Predicted Effects
Comments:
Objective
Sustainability
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources



9

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or

Adopted Portlands SPD requires an ecohomes rating of good and a renewable energy
target of 10%. Once adopted, the DSA Plan policy would override the SPD on this matter.

New development will be required to comply with
Policy DM17 on Carbon Reduction.
++







To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

Assessment of
effect





Accessibility Zone 3.
Very accessible site by a range of modes of
transport.
Cycle route within half a mile.
Option unlikely to have a major adverse impact on
the transport network – likely that any such impact
could be overcome.
Brownfield development but water supply and
sewerage networks may need to be upgraded to
service redevelopment.
All new development would have to meet new
sustainable construction standards.
Effect on quality of water sources unknown.
Potential loss of biodiversity.

++

0

This site is suitable for the proposed use subject to it being demonstrated that there is no
unacceptable impact on the existing transport network, taking account of safety,
congestion and environmental quality, together with good quality accessibility by walking,
cycling and public transport, including proposed improvements where appropriate.

Need for localised upgrades to water supply and sewerage network identified in the
Infrastructure Delivery Plan and any detailed upgrades can be dealt with through the
development management process.
Any impact on water sources can be mitigated through design of scheme.

Provision of an area of open space will mitigate for some of this loss.
-



Landscape and townscape character will be
changed by the development of the site
0/+




In Marlow Conservation Area
Potential for sympathetic design



Housing element of scheme would be
incorporated into District wide recycling collection

+

SPD requires that the development includes as much greenery (such as through the use of
hedges rather than walls) to reflect the green quality that the site currently enjoys, as well
as the provision of on-site open space.

Depends on detailed design – SPD sets out details on how it is regarded that this can be
achieved.

+

412

composted

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land





Brownfield site and not known to be
contaminated.
Previously developed land
Housing Intensification

To reduce the risk of flooding (in

Site is in Flood Zone 1
relation to both new & existing
development)
Potential effect of option on environmental options:
15

By delivering mixed-use development in an accessible town centre location, option is likely to
lead to significant positive environmental effects.
Predicted Effects
Objective
Sustainability

16

To encourage economic growth
& competitiveness

Nature of Effect


Option would provide employment opportunities in
retail element of the development

To achieve a broad balance in

Option provides for some housing
the growth of housing, population
& employment
To encourage a diverse economy

Option provides for employment as part of the
18
including a vibrant & sustainable
retail development.
tourism sector
To develop & maintain a skilled

No effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Site not in an area of deprivation so no effect.

20
polarisation & levels of
deprivation
Potential effect of option on economic objectives:
17

By adding to the labour force and providing for some employment, option is likely to lead to
positive effects on economic objectives.

+

++

++

++
Comments:
Assessment of
Effect

+
+

+

0

0

+
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Policy MR5: Liston Road Car Park
Preferred Option: Decked Parking and Residential
Predicted Effects
Sustainability Objective
Nature of Effect


1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services





4

Encourage a sense of
community identity & welfare



Option would make some contribution towards meeting
housing requirements.
Provision of affordable homes would depend on the number of
homes the design would accommodate

This site is not vacant or deprived so redevelopment is unlikely
to affect crime unless through increased surveillance from
residents.

Assessment of
effect

Comments:

+

0

Site located within Marlow town centre so highly accessible to
a wide range of services and facilities.
++




The site is not in or near a deprived area.
The redevelopment would be an infill site rather than isolated
development.

+

414



5

Improve & maintain health &
well-being of the population &
reduce inequalities in health




The site is within 800m of a sports field and a childrens
playground
This option would not reduce or improve open space
The site is not affected by major road or rail noise.
++

Potential effect of Option on Social Objectives: This development would be a more intensive use of an
existing car park site. It is near to facilities and services. The option would therefore have positive
effects on social objectives.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses



Comments:
Assessment of
effect

New development will be required to comply with Policy DM17
on Carbon Reduction.
++








o


Accessibility Zone 3.
Very accessible site by a range of modes of transport.
Cycle route within half a mile.
Option unlikely to have a major adverse impact on the
transport network – likely that any such impact could be
overcome.
Brownfield development but water supply and sewerage
networks may need to be upgraded to service redevelopment.
All new development would have to meet new sustainable
construction standards.
Effect on quality of water sources unknown.
The site is within a town centre and is not close to any nature or
biodiversity designations.
The site is a car park so hard surfaced with vegetation only on
the periphery.

++

0

This site is suitable for the proposed use subject to it being demonstrated that
there is no unacceptable impact on the existing transport network, taking
account of safety, congestion and environmental quality, together with good
quality accessibility by walking, cycling and public transport, including
proposed improvements where appropriate.
Need for localised upgrades to water supply and sewerage network identified
in the Infrastructure Delivery Plan and any detailed upgrades can be dealt with
through the development management process.
Any impact on water sources can be mitigated through design of scheme.
Whilst there would be virtually no loss of biodiversity redevelopment is unlikely
to create habitats unless the developer accommodates this into the design.

0
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10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment






12

13

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality



The site is not particularly overlooked and is surrounded by
development so will not impact on wider views or landscape.
There are no landscape designations on the site.
Redevelopment would not result in the loss of green space.
The site is adjacent to Marlow Conservation Area so the
redevelopment of the site may impact on the setting of the
historic environment especially as the redevelopment involves
a multi-storey car park.
Opportunity for usual domestic recycling



The site is unlikely to be contaminated and is not agricultural
land.

To improve the efficiency of land

All of the site is previously developed land
use through the re-use of
previously developed land
To reduce the risk of flooding (in

Site is in Flood Risk Zone 1
15
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:
The site is previously developed land and option is therefore likely to have positive effects on
environmental objectives.
Predicted Effects
Sustainability Objective
Nature of Effect


To encourage economic growth
& competitiveness

17

To achieve a broad balance in
the growth of housing, population
& employment

-

As it is only a car park at the moment redevelopment may be an improvement
but it will result in the area being more built up.

+

14

16

+



The redevelopment does not provide for higher value
employment or a loss of employment land. However the
provision of car parking so close to Marlow High Street will
have a role to play in the local economy.
The site will create a small addition to the labour force.

+

++

++

++
Comments:

Assessment of
Effect

0

The existing car park provides parking for the town centre – depending on the
design the increase or decrease in parking spaces could affect businesses.

+
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18

To encourage a diverse economy
including a vibrant & sustainable
tourism sector

19

To develop & maintain a skilled
workforce to support long-term
competitiveness of the District




There are no tourist facilities.
There is no employment use envisaged.



The redevelopment will not create any new training or
educational facilities so no effect.

To reduce levels of social
The proposal does not retain employment land or provide

polarisation & levels of
employment opportunities so no effect.
deprivation
Potential effect of Option on Economic Objectives:

0

0

20

0

There will be no new or retained employment. The car parking itself is important in terms of local economy.
Overall effects on economic objectives likely to be neutral.

0

Alternative Option: Retail with residential development
Predicted Effects
Sustainability Objective
Nature of Effect


1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,







Option would make some contribution towards meeting
housing requirements.
Provision of affordable homes would depend on the number of
homes the design would accommodate

This site is not vacant or deprived so redevelopment is unlikely
to affect crime unless through increased surveillance from
residents

Assessment of
effect

Comments:

+

0

Site located within Marlow town centre so highly accessible to
a wide range of services and facilities.
++
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recreation & other community
facilities
& services

4

Encourage a sense of
community identity & welfare






5

Improve & maintain health &
well-being of the population &
reduce inequalities in health




The site is not in or near a deprived area.
The redevelopment would be an infill site rather than isolated
development.

+

The site is within 800m of a sports field and a childrens
playground
This option would not reduce or improve open space.
The site is not affected by major road or rail noise.
++

Potential effect of Option on Social Objectives: This development would be a more intensive use of an
existing car park site. It is near to facilities and services. The option would therefore have positive
effects on social objectives.

+

Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment



Comments:
Assessment of
effect

New development will be required to comply with Policy DM17
on Carbon Reduction.
++






Accessibility Zone 3.
Very accessible site by a range of modes of transport.
Cycle route within half a mile.
Option unlikely to have a major adverse impact on the
transport network – likely that any such impact could be
overcome.

++

This site is suitable for the proposed use subject to it being demonstrated that
there is no unacceptable impact on the existing transport network, taking
account of safety, congestion and environmental quality, together with good
quality accessibility by walking, cycling and public transport, including
proposed improvements where appropriate.
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8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment




o






12

13

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality



Brownfield development but water supply and sewerage
networks may need to be upgraded to service redevelopment.
All new development would have to meet new sustainable
construction standards.
Effect on quality of water sources unknown.
The site is within a town centre and is not close to any nature or
biodiversity designations.
The site is a car park so hard surfaced with vegetation only on
the periphery.
The site is not particularly overlooked and is surrounded by
development so will not impact on wider views or landscape.
There are no landscape designations on the site.
Redevelopment would not result in the loss of green space.
The site is adjacent to Marlow Conservation Area so the
redevelopment of the site may impact on the setting of the
historic environment especially as the redevelopment involves
a multi-storey car park.
Opportunity for usual domestic recycling

Whilst there would be virtually no loss of biodiversity redevelopment is unlikely
to create habitats unless the developer accommodates this into the design.
0

+

-

As it is only a car park at the moment redevelopment may be an improvement
but it will result in the area being more built up.

+



The site is unlikely to be contaminated and is not agricultural
land.

To improve the efficiency of land

All of the site is previously developed land
use through the re-use of
previously developed land
To reduce the risk of flooding (in

Flood Risk Zone 1
15
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives: The site is previously developed land and option is
therefore likely to have positive effects on environmental objectives.
14

Sustainability Objective

0

Need for localised upgrades to water supply and sewerage network identified
in the Infrastructure Delivery Plan and any detailed upgrades can be dealt with
through the development management process.
Any impact on water sources can be mitigated through design of scheme.

Predicted Effects

+

++

++

++
Comments:
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Nature of Effect

16
17

18

19

To encourage economic growth
& competitiveness
To achieve a broad balance in
the growth of housing, population
& employment
To encourage a diverse economy
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled
workforce to support long-term
competitiveness of the District




Option provides for employment as part of the retail
development

0/+

The existing car park provides parking for the town centre – depending on the
design the increase or decrease in parking spaces could affect businesses.

The site will create a small addition to the labour force.
+




There are no tourist facilities.
There is no employment use.



The redevelopment will not create any new training or
educational facilities so no effect.

To reduce levels of social
The proposal does not retain existing employment land so no

polarisation & levels of
effect.
deprivation
Potential effect of Option on Economic Objectives: Option would provide employment opportunities but the
car parking itself is important in terms of local economy. Overall effect on economic objectives
likely to be neutral.
20

Assessment of
Effect

0

0

0

0
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APPENDIX 5:
Sustainability Appraisals of Princes Risborough Policies
Policy PR1 Primary Shopping Frontages: Princes Risborough

Preferred Option: Some flexibility for changes of use away from A1 – especially to A3 uses. (plus exceptions for
preservation or rehabilitation of listed buildings)
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Policy allows for independently
accessed residential on upper
floors

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

• Concentration of retail facilities
(with flexibility for some
restaurants and cafes) within the
identified primary shopping
frontage zones increases their
accessibility

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

By encouraging appropriate mixed-use developments, option
is likely to lead to a positive or at least neutral impact.
0/+

0/+

0/+

+

+

+
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recreation & other
community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

• Concentration of retail facilities
and supporting restaurant/cafe
facilities within the identified
primary shopping frontage will

+

+

+

0

0

0

+

+

+

improve vitality of the centre.
1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Option continues to focus retail and other town centre development in specific areas to
maintain vitality and accessibility.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.
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& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontages increases their
accessibility.

++

++

++

0

0

0

0

0

0

No effect.

No effect.

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Exceptions built into option could
potentially allow for the
preservation or rehabilitation of
listed buildings which would not
otherwise be achieved.

0

0

+

+

+

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of all the primary frontages fall within the Princes
Risborough Conservation Area. Therefore, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

No effect
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has not been
recycled or
composted

13

14

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the reuse of previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

The policy option aims to
concentrate retail and
restaurant/cafe uses in specific
existing developed areas,
encouraging reuse of previously
developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail and some A3 uses in existing developed areas where they
are most accessible by sustainable modes of transport so no negative effects likely.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Nature of Effect

More flexible approach to A3 uses
is likely to allow business more
scope to respond to changing
circumstances and demands,
especially in response to the
tourist/leisure industry.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

Comments:
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17

18

To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No effect likely.

• Policy would maintain and
encourage retail
employment within the identified
retail centres, as well as a degree
of employment provided by A3
uses, which are key for supporting
the tourism/leisure sector.

0

0

0

++

++

++

0

0

0

0

0

0

+

+

+

No effect.

No direct effect

Policy promotes retail uses and supporting A3 uses, which can have a positive impact on the
economy within the town centre, with the latter being particularly important for the
tourism/leisure industry.
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Alternative Option 1: No net loss of A1 frontage length – exceptions for preservation or rehabilitation of listed buildings
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

• Policy allows for independently
accessed residential on upper
floors

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0/+

0/+

0/+

+

+

+

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

• Concentration of retail facilities
within the identified primary
shopping frontage zones will

+

+

+

0

0

0

+

+

+

improve vitality of centres
1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the primary shopping frontage.
Overall option is likely to have positive effects on social objectives.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility

• Concentration of retail facilities
within the identified primary

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Comments:
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transport to reduce
negative effects on
the environment

8

9

10

11

12

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

shopping frontage zones increases
their accessibility.
• No effect.

0

0

0

0

0

0

No effect

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Exceptions built into option could
potentially allow for the
preservation or rehabilitation of
listed buildings which would not
otherwise be achieved.

0

0

+

+

+

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of the primary frontage falls within the Princes
Risborough Conservation Area. Therefore, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

• No effect

428

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

• No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

• The policy aims to concentrate
retail use in specific existing
developed areas, encouraging
reuse of previously developed
land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

++

++

++

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy will consolidate retail uses in existing developed areas where they are most accessible
by sustainable modes of transport and exceptions in option could benefit listed buildings.
Significant positive effects on environmental objectives therefore likely.

0

0

0

++

++

++

Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

• Consolidation of retail
development within the identified
zones would maintain the viability
of centres and retail employment.
• No direct effect.

16

To encourage
economic growth
& competitiveness

1. Jobs: labour force

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy

1. Diversity of economy
2. % jobs in tourism sector

• Policy would maintain and
encourage retail

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

+

+

+

Comments:
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including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

employment within the identified
retail centres.
• No effect.
0

0

0

0

0

0

+

+

+

• No effect.

Policy promotes retail uses which can have a positive impact on the economy within the
existing town centres.

Alternative Option 2: Maximum flexibility for any changes of use away from A1 (maintenance of active ground floor
frontage required)
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

No direct effect.
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2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontage zones increases their
accessibility but option could
ultimately lead to the significant
loss of retail facilities.

Effect depends upon which uses emerge in particular
locations.
?

?

?

-

-

-

-

-

-

0

0

0

Loss of retail facilities within the
identified primary shopping
frontage zones could improve
vitality of centres through
introduction of other town centre
uses but could undermine viability.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.
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Potential effect of Option on Social Objectives:
Option continues to focus retail and other town centre development in specific areas to
maintain vitality and accessibility, but loss of retail frontage could undermine vitality and
viability. Exact effect depends on which uses take place in which exact areas but overall the
option risks having negative effects on social objectives.

-

-

-

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Concentration of retail and other
town centre facilities within the
identified primary shopping
frontage zones increases their
accessibility.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

0

0

0

0

0

0

Comments:

No effect.

No effect.
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

The policy option aims to
concentrate retail and town centre
uses in specific existing developed
areas, encouraging reuse of
previously developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

No direct effect.

0

0

0

0

0

0

0

0

0

0

0

++

++

++

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of the primary frontage falls within the Princes
Risborough Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

No effect

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0
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Potential effect of Option on Environmental Objectives:
Policy option will consolidate retail and uses in existing developed areas where they are most
accessible by sustainable modes of transport so no negative effects likely.

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

20

To develop &
maintain a skilled
workforce to
support long-term
competitiveness of
the District
To reduce levels of
social
polarisation &
levels of
deprivation

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Flexible approach is likely to allow
business to respond to changing
circumstances and demands.

1. Jobs: labour force

No effect likely.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment
2. Unemployed for more than 1yr

Policy option could maintain
employment in the frontage but
loss of retail could damage the
diversity of the economy and
undermine the tourism sector.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

-

-

-

0

0

0

0

0

0

Comments:

No effect.

No direct effect
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Potential effect of Option on Economic Objectives:
Loss of retail development within the identified zones could undermine the viability of centres
and retail employment, although other uses could provide employment. Overall effect on
economic objectives likely to be neutral.

0

0

0

Alternative Option 3: Less flexibility – allow no exceptions for changes of use so no change to non-A1 uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other

Comments:

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No effect.

1. Crimes per 1,000 pop

• If strict policy leads to spread of
vacant units, resulting
environmental degradation could
ultimately risk an increase in crime.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

-

-

-

+

+

+

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility.
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community
facilities
& services
1. % of pop. in worst super output
areas
2. Communities living together
harmoniously
4

• Concentration of retail facilities
within the identified primary
shopping frontage zones will
improve vitality of centres.

Encourage a
sense of
community
identity & welfare

However if such a strict policy

-

-

-

0

0

0

-

-

-

approach leads to the spread of
empty units, vitality of centre will
be seriously harmed.

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• No effect on open space
deficiency – new developments
would still be expected to
contribute either on-site or off-site
to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility. However too strict an approach risks causing an increase in empty units if the
local economy takes a downturn, and thereby having a negative effect on social objectives.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.

436

through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

11

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment

2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

• Concentration of retail facilities
within the identified primary
shopping frontage zones increases
their accessibility but lack of
provision for other uses reduces
overall accessibility.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

0

0

0

0

0

0

0

0

No effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

0

0

No direct effect.
0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Large parts of the primary frontage falls within the Princes
Risborough Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.
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Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No effect

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

• The policy option aims to
concentrate retail use in specific
existing developed areas,
encouraging reuse of previously
developed land.

12

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail uses in existing developed areas where they are most
accessible by sustainable modes of transport but reduced opportunities for alternative uses
would undermine any accessibility benefits and the potential for rehabilitation of listed
buildings. Overall modest positive effects on objective.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy

Nature of Effect

• Consolidation of retail
development within the identified

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

Comments:
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17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

4. No. of K1 businesses in District

zones would maintain the viability
of centres and retail employment.
However too strict an approach
could place businesses at risk.

1. Jobs: labour force

• Policy option is unlikely to have a
significant
affect on the objective

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

• Policy option would maintain and
encourage retail employment
within the identified retail centres.
However too strict an approach
could place businesses at risk.

0

0

0

-

-

-

0

0

0

0

0

0

-

-

-

No effect.

No direct effect

Policy option promotes retail uses but a lack of flexibility for any other uses could damage
business viability, and thereby have negative effects on economic objectives.
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Policy PR2 Secondary Shopping Frontages – Princes Risborough
Preferred Option: No net loss of frontage lengths in Class A use.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

Option would encourage the
development of a wide range of
services in locations readily
accessible by a variety of modes of
transport.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+

+

+/0

+
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facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
town centre development thereby
consolidate existing settlements.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the secondary frontage, and
therefore have a positive effect on social objectives.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

No effect.

Comments:

All new developments would be expected to comply with
Policy DM17 on Carbon Reductions in any case.

0

0

0
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conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

Option likely to encourage the
development of further appropriate
developments in accessible,
central locations.

+

+

+

0

0

0

0

0

0

No effect.

No effect.

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

0

0

No direct effect.
0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the Princes
Risborough Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

No effect.
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has not been
recycled or
composted

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.

Option encourages retail and other
town centre uses to locate within
the secondary frontages, thereby
encouraging reuse of previously
developed land.

0

0

0

++

++

++

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

++
No direct negative impacts and option would encourage an appropriate mix of town centre
uses in accessible locations and keep the town centre as a whole vital and viable.
Significant positive environmental effects therefore likely.
Predicted Effects

++

++

Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

By creating flexibility on changes
of use for other A uses, option
could create opportunity for higher
value employment activities from
appropriate town centre uses.
No direct effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

Comments:
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18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging
tourism/leisure, eg shops and
supporting non-retail uses such as
A3 and A4 uses.
No effect.

+

+

+

0

0

0

0

0

0

++

++

++

No effect.

Option could have a significant positive effect by creating the framework to enable a an
appropriately wide range of developments to come forward which would assist the
local economy.
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Alternative Option 1: No net loss of frontage lengths in Class A use + only stipulated proportion of non-A1.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

1. % residents within 500m of
services/facilities

Option would encourage the
development of a wide range of
services in locations readily
accessible by a variety of modes of
transport.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+

+

+/0

+
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
town centre development thereby
consolidate existing settlements.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate town centre uses including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the District’s town centres
including secondary frontage zones, and therefore have a positive effect on social
objectives.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility

Option likely to encourage the
development of further appropriate
developments in accessible,

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:

All new developments would be expected to comply with
Policy DM17 on Carbon Reductions in any case.

0

0

0

+

+

+
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transport to reduce
negative effects on
the environment

8

9

10

11

12

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

central locations.

No effect.

0

0

0

0

0

0

No effect.

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

0

0

No direct effect.
0

0

0

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the Princes
Risborough Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

No effect.
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13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.

Option encourages retail and an
appropriate range of other town
centre uses to locate within the
secondary frontages, thereby
encouraging reuse of previously
developed land.
No effect.

0

0

0

++

++

++

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

++
No direct negative impacts and option would encourage an appropriate mix of town centre
uses in accessible locations and keep the town centre as a whole vital and viable.
Significant positive environmental effects therefore likely.
Predicted Effects

++

++

Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

By creating an appropriate level of
flexibility on changes of use, option
could create opportunity for higher
value employment activities from
appropriate town centre
developments.
No direct effect.

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

+

+

+

Comments:

448

tourism sector

eg shops and supporting non-retail
uses such as A3 and A4 uses.

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No effect.
0

0

0

0

0

0

++

++

++

No effect.

Option could have a significant positive effect by creating the framework to enable a an
appropriately wide range of developments to come forward which would assist the
local economy.

Alternative Option 2: More flexible - allow some changes of use away from A uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

• Depending on how flexible option
is applied, could allow for more
changes of use to residential.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+
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2

3

4

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect.

• Greater opportunities for
community facilities and other town
centre uses within the identified
shopping frontage zones increases
their accessibility. However could
lead to the loss of town centre
facilities in accessible locations to
residents.

Effect depends on the nature of the resulting mix of uses.

?

?

?

-

-

-

-

-

-

0

0

0

-

-

-

Loss of retail facilities within the
identified secondary shopping
frontage zones could improve
vitality of centres through
introduction of other town centre
uses but would undermine viability.

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option could lead to the loss of active frontages providing main town centre uses, which
would undermine long-term vitality and viability of the town centre.
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Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

• Concentration of retail and
community facilities and other town
centre uses within the identified
shopping frontage zones increases
their accessibility. However
changes to other uses could
undermine beneficial effects on
this objective.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:

All new developments would be expected to comply with
Policy DM17 on Carbon Reduction in any case.

0

0

0

0

0

0

0

0

0

0

0

0

No effect.
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

13

14

15

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality
To improve the
efficiency of land
use through the reuse of previously
developed land

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect.

0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option encourages wide range of

0

0

0

0

0

0

0

0

0

0

0

++

++

++

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process. However, the Primary Shopping Areas
policy encourages development which is of an appropriate
scale to the town centre.

Some of the secondary frontages fall within the Princes
Risborough Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

No effect

uses to locate within the secondary
frontages, thereby encouraging the
reuse of previously developed
land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

No effect.

Effect would be dependent on the location of development and
its relationship with the identified Flood Zones.
0

0

0
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Potential effect of Option on Environmental Objectives:
Policy option will consolidate retail and other uses in existing developed areas where they are
most accessible by sustainable modes of transport. However, spread of non-A uses could
mean loss of such facilities, undermining accessibility benefits of option.

+

+

+

Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

To develop &
maintain a skilled
workforce to
support long-term

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

Nature of Effect

• By creating wide flexibility on
changes of use, option could
create opportunities for higher
value employment activities from
town centre developments.
However it could damage shops
and other A uses by making them
less viable and thus reducing their
employment potential.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

Comments:

No direct effect.

Loss of retail within the identified
zones could undermine the viability
of centres and retail employment,
although other uses could provide
employment

No effect

453

competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No effect.

Loss of retail development within the identified frontage could undermine the viability of
centres although the effects are uncertain.

0

0

0

0

0

0

Alternative Option 3: Less flexible - no loss of A1 shop uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

2

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

If shops are not viable in certain

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

-

-

-

parts of the secondary frontages,
an over-strict application of policy
could result in more empty shops
which could encourage crime or
fear of crime.
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3

4

5

To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Concentration of retail facilities
within the identified shopping
frontage zones increases their
accessibility, but opportunities for
other community facilities would be
restricted
0

0

0

-

-

-

0

0

0

0

0

0

Only allowing Class A1 uses within
the identified secondary shopping
frontages could reduce vitality of
centres through reduction in other
town centre uses

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility, but failure to cater adequately for other services could undermine these
objectives
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Assessment of Effect
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Short
term
(to
2018)

6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

• Would force other town centre
uses to less accessible locations.

1. Open space lost to
development
2. New open space created as a
result of development

Med
term
(to
2023)

Long
term
(post
2023)
All new developments would be expected to comply with
Policy DM17 on Carbon Reduction in any case.

0

0

0

-

-

-

0

0

0

0

0

0

No effect.

No effect.

No direct effect.

0

0

0

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process However, policy option for Primary
Shopping Areas policy promotes development which is of an
appropriate scale to the town centre.
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11

12

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

• The policy option aims to
concentrate retail and town centre
uses in specific existing developed
areas, encouraging reuse of
previously developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

0

0

0

0

0

0

++

++

++

No effect.

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail uses in existing developed areas where they are most
accessible by sustainable modes of transport but could divert other town centre uses to less
sustainable locations
Objective
Sustainability

Indicators

Some of the secondary frontages fall within the Princes
Risborough Conservation Area. However, any impact of
individual proposals could be assessed and if necessary
mitigated as part of the development management process.

0

0

0

+

+

+

Predicted Effects
Nature of Effect

Comments:

Assessment of Effect
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16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

• Policy option would maintain and
encourage retail employment
within the identified retail centres,
but failure to provide adequately
for other uses could undermine
vitality and viability of the town
centre.

1. Jobs: labour force

No direct effect.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

• Policy option would maintain and
encourage retail employment
within the identified retail centres,
but failure to provide adequately
for other uses could undermine
vitality and viability of the town
centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

-

-

-

0

0

0

0

0

0

-

-

-

No effect.

No effect

Policy option promotes retail uses which can have a positive impact on the economy within the
existing town centres but restricting other uses could undermine their vitality and viability.
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Policy PR3 Land Fronting New Road

Preferred Option: Small-scale mixed-use development
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare.

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health



Assessment of
effect

Comments:

May be able to provide some affordable homes and contribute
to overall housing requirements.
+





By encouraging new uses aimed at regenerating the site, the
policy is likely to a positive or at least neutral impact on levels
of crime and anti-social behaviour.

+

Site is intrinsically accessible being located within Princes
Risborough town centre and policy would facilitate/encourage
a greater variety of uses.
+






Positive impact likely as regeneration of this town centre site is
likely to have benefits in the wider town.

+
Any new floorspace will be expected to meet on-site or offsite open space requirements.

Policy would have no impact on open space deficiency.
Policy paves the way for leisure development within the site.
+

Potential effect of Option on Social Objectives:
Positive effect on Social Objectives – policy would be a catalyst to regenerating a town centre site with
benefits for the wider town.
To reduce contributions to

Any new development would be required to meet the
climate change through:
6
requirements of Policy DM17 on Carbon Reduction.
a) Sustainable building practices

+

++
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Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:

b) Maximising the potential for
renewable energy & energy
conservation.

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses.

10

11

12

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance
To conserve & where appropriate
enhance the historic
environment.
Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land






Site is in Accessibility Zone 3
Site within walking distance of frequent bus services to/from
Aylesbury and High Wycombe.
Site can be easily and safely accessed on bike, foot and car.
Unlikely to have adverse impact on the transport network.




No constraints on water supply or sewerage network.
Option unlikely to have an effect on water quality.








Site not in or adjoining designated site. Unlikely to be
protected species on site.
Limited loss of existing habitat.
Limited potential for habitat creation.
Site not in /adjoining designated areas.
No loss of open space.
Would impact on existing views especially town “gateway”
area.



Part of site is in Conservation Area.

+

+

+

+

0


Recycling opportunities exist for recycling of existing building
materials during development and recycling of domestic waste
once development complete.

+




None of site is agricultural land.
May be contaminated land on site which could be remediated.

+



All of the site is previously developed.

The site is part-within the Princes Risborough Conservation Area.
However the policy notes that development should take place in
accordance with the conservation area character survey.

++
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Predicted Effects
Sustainability Objective
Nature of Effect

15

To reduce the risk of flooding (in
relation to both new & existing
development)



Assessment of
effect

Comments:

Potential to use sustainable urban drainage techniques.

In flood zone 1.
++

Potential effect of Option on Environmental Objectives:
Option would provide environmental enhancements for a key site in the town centre. Adverse effects
unlikely.

+

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness



Business and hotel development included in the potential mix
of uses.

To achieve a broad balance in

Residential and business uses included in the potential mix of
the growth of housing, population
uses on the site.
& employment.
To encourage a diverse economy

Policy includes hotel in potential mix of uses which would
including a vibrant & sustainable
18
encourage tourism, and business, retail and leisure which
tourism sector
would encourage a diverse economy.
To develop & maintain a skilled

May be able to offer a number of highly skilled jobs and a
19
workforce to support long-term
greater number of employment opportunities than at present.
competitiveness of the District.
To reduce levels of social
Not in area of deprivation.

20
polarisation & levels of

Policy could potentially provide employment opportunities.
deprivation
Potential effect of Option on Economic Objectives:
17

Positive effect. Option would help regenerate a town centre site with a mix of uses including those which
would support employment and tourism.

Comments:
Assessment of
Effect
+
+

+

+

+

+
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Alternative Option: Radical redevelopment of the site encompassing large development sites along the frontage
Predicted Effects
Sustainability Objective
Nature of Effect

1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home.

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work.

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities& services

4

Encourage a sense of
community identity & welfare.

5

Improve & maintain health &
well-being of the population &
reduce inequalities in health



Assessment of
effect

Comments:

May be able to provide some affordable homes and contribute
to overall housing requirements.
+





By encouraging new uses aimed at regenerating the site, the
policy is likely to a positive or at least neutral impact on levels
of crime and anti-social behaviour.

+

Site is intrinsically accessible being located within Princes
Risborough town centre and policy would facilitate/encourage
a greater variety of uses.
+



Positive impact likely as regeneration of this town centre site is
likely to have benefits in the wider town.

+


Policy would have no impact on open space deficiency.
Policy paves the way for leisure development within the site.

Any new floorspace will be expected to meet on-site or offsite open space requirements.
+

Potential effect of Option on Social Objectives:
Positive effect on Social Objectives – policy would be a catalyst to regenerating a town centre site with
benefits for the wider town.
Predicted Effects
Sustainability Objective
Nature of Effect

+

Assessment of
effect

Comments:
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Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation.

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses.

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic
environment.

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted



Any new development would be required to meet the
requirements of Policy DM17 on Carbon Reduction.






++




Site is in Accessibility Zone 3
Site within walking distance of frequent bus services to/from
Aylesbury and High Wycombe.
Site can be easily and safely accessed on bike, foot and car.
Unlikely to have adverse impact on the transport network.




No constraints on water supply or sewerage network.
Option unlikely to have an effect on water quality.



Site not in or adjoining designated site. Unlikely to be
protected species on site.
Limited loss of existing habitat.
Limited potential for habitat creation.
Site not in /adjoining designated areas.
No loss of open space.
Would impact on existing views especially town “gateway”
area.
The site is part-within the Princes Risborough Conservation
Area. Large-scale development here could have an adverse
impact on the historic character of the town centre and the
conservation area.
The site is part-within the Princes Risborough Conservation
Area. Large-scale development here could have an adverse
impact on the historic character of the town centre and the
conservation area.
.Recycling opportunities exist for recycling of existing building
materials during development and recycling of domestic waste
once development complete












Comments:

Assessment of
effect

+

+

+

+

.
+
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Predicted Effects
Sustainability Objective
Nature of Effect

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

15

To reduce the risk of flooding (in
relation to both new & existing
development)




None of site is agricultural land.
May be contaminated land on site which could be remediated.



All of the site is previously developed.

Assessment of
effect

Comments:

+

++


Potential to use sustainable urban drainage techniques

In flood zone 1.
++

Potential effect of Option on Environmental Objectives:
Option would provide some environmental benefits but there is potential for significant adverse impacts on
the heritage features of the town centre.

0

Predicted Effects
Sustainability Objective
Nature of Effect

16

To encourage economic growth
& competitiveness



Business and hotel development included in the potential mix
of uses.

To achieve a broad balance in

Residential and business uses included in the potential mix of
the growth of housing, population
uses on the site.
& employment.
To encourage a diverse economy

Policy includes hotel in potential mix of uses which would
including a vibrant & sustainable
18
encourage tourism, and business, retail and leisure which
tourism sector
would encourage a diverse economy.
To develop & maintain a skilled

May be able to offer a number of highly skilled jobs and a
19
workforce to support long-term
greater number of employment opportunities than at present.
competitiveness of the District.
To reduce levels of social

Not in area of deprivation.
20
polarisation & levels of

Policy could potentially provide employment opportunities.
deprivation
Potential effect of Option on Economic Objectives:
17

Comments:
Assessment of
Effect
+
+

+

+
Policy could potentially provide employment opportunities.
+

+
Positive effect. Option would help regenerate a town centre site with a mix of uses including those which
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Predicted Effects
Sustainability Objective
Nature of Effect

Assessment of
effect

Comments:

would support employment and tourism.

465

Policy PR4 Land South of Horns Lane
N.B. Site was previously known in 2007 as South of Horns Lane with a slightly different boundary (which included two residential
properties to the east of the site on Elm Road which have since been removed from the site). This slight change of boundary and
name does not affect outcome of SA.
Preferred Option: Small-scale mixed-use development
Predicted Effects

Sustainability Objective

Nature of Effect

1

2

3

4

5

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home
To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work
To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services
Encourage a sense of
community identity & welfare

Improve & maintain health &
well-being of the population &
reduce inequalities in health







May be able to provide some affordable homes and contribute
to overall housing requirements.

Likely to lead to a positive impact on levels of crime and antisocial behaviour, given a perceived continual presence on site.

Assessment of
effect

Comments:

+

+
The relocation of the fire station may be required as a result of
this option.

All facilities within 400m of site (except primary school - within
1km).
++









Potential enhancement of existing area.
Site not in area of deprivation.
Site not in open space deficiency area.
Sport, leisure and/or recreational facilities within 800m.
Site not in Air Quality Management Area.
Part of site adjacent to A4010 (noise/ air pollution source).
Option would probably not significantly increase ambient noise
levels.

+
Mitigation may be possible to alleviate noise from road.
0

Potential effect of Option on Social Objectives:
By providing new development on a town centre site, option is likely to deliver positive effects on social
objectives, particularly if scheme contains an element of residential.

+
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Predicted Effects
Sustainability Objective
Nature of Effect

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted

13

To conserve soil resources &
quality

14

To improve the efficiency of land
use through the re-use of
previously developed land

Comments:
Assessment of
Effect

New development will be required to comply with Policy DM17 on
Carbon Reduction.
++









Zone 3
Site within walking distance of frequent bus services to/from
Aylesbury and High Wycombe.
Site can be easily and safely accessed on bike, foot and car.
Unlikely to have adverse impact on the transport network.
No constraints on water supply or sewerage network.
Option unlikely to have an effect on water quality.







Site not in or adjoining designated site. Unlikely to be protected
species on site.
Limited loss of existing habitat
Limited potential for habitat creation.
Site not in /adjoining designated areas.
No loss of open space.
Would impact on existing views especially town “gateway” area
and New Road views.




Part of site is in Conservation Area.
Listed building is adjacent site.



Recycling opportunities exist for recycling of existing building
materials during development and recycling of domestic waste
once development complete.




None of site is agricultural land.
May be contaminated land on site which could be remediated.



All of site previously developed.

No Highways issues.
+

+

+
Potential to improve townscape through redevelopment and
policy takes account of important vista.
+

0

Would need to assess importance of existing buildings/site
historically at Development Management stage. Potential to
improve CA through redevelopment.

+

+

May need to carry out Contaminated land survey at Development
management stage.

++
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To reduce the risk of flooding (in

In flood zone 1.
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:

Potential to use sustainable urban drainage techniques.

15

++

Given the location of the site within a town centre, the re-use of the site is likely to have positive effects on
environmental objectives.

Sustainability Objective

+

Predicted Effects
Nature of Effect


Site unlikely to provide higher value employment activities.
To encourage economic growth
& competitiveness

No net loss of retail space.
To achieve a broad balance in

Limited additions to labour force.
the growth of housing, population
17
& employment
To encourage a diverse economy

Unlikely to provide a range of employment uses.
18
including a vibrant & sustainable

Some potential for the provision of facilities encouraging
tourism sector
tourism.
To develop & maintain a skilled

Neutral effect.
19
workforce to support long-term
competitiveness of the District
To reduce levels of social
Not in area of deprivation.

20
polarisation & levels of

Limited employment opportunities would be provided on site.
deprivation
Potential effect of Option on Economic Objectives:
16

Overall, the option is likely to have a neutral to positive impact on the economic objectives given the
retention of the retail element on site and potential to encourage tourism.

Comments:
Assessment of
Effect
+
+
A hotel on part of the site may be an appropriate use on the site.
+

0

+

+
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Alternative Option 1: Retail use only
Predicted Effects

Sustainability Objective

Nature of Effect

1

2

3

4

5

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home
To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work
To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities & services
Encourage a sense of
community identity & welfare

Improve & maintain health &
well-being of the population &
reduce inequalities in health







May be able to provide some affordable homes and contribute
to overall housing requirements.

Likely to lead to a positive impact on levels of crime and antisocial behaviour, given a perceived continual presence on site.

Assessment of
effect

Comments:

-

0
The relocation of the fire station may be required as a result of
this option.

No direct effect
0









Potential enhancement of existing area.
Site not in area of deprivation.
Site not in open space deficiency area.
Sport, leisure and/or recreational facilities within 800m.
Site not in Air Quality Management Area.
Part of site adjacent to A4010 (noise/ air pollution source).
Option would probably not significantly increase ambient noise
levels.

+

+

Potential effect of Option on Social Objectives:
0
Option is unlikely to have any effect on social objectives, particularly given that would not include ant
residential element.
Objective
Sustainability

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation

Predicted Effects
Nature of Effect

Comments:
Assessment of
effect

New development will be required to comply with Policy DM17 on
Carbon Reduction.
++
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7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

13

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality









Zone 3
Site within walking distance of frequent bus services to/from
Aylesbury and High Wycombe.
Site can be easily and safely accessed on bike, foot and car.
Unlikely to have adverse impact on the transport network.
No constraints on water supply or sewerage network.
Option unlikely to have an effect on water quality.







Site not in or adjoining designated site. Unlikely to be protected
species on site.
Limited loss of existing habitat
Limited potential for habitat creation.
Site not in /adjoining designated areas.
No loss of open space.
Would impact on existing views especially town “gateway” area
and New Road views.




Part of site is in Conservation Area.
Listed building is adjacent site.



Recycling opportunities exist for recycling of existing building
materials during development and recycling of domestic waste
once development complete.




None of site is agricultural land.
May be contaminated land on site which could be remediated.

To improve the efficiency of land

All of site previously developed.
use through the re-use of
previously developed land
To reduce the risk of flooding (in

In flood zone 1.
15
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:
14

Given the location of the site within a town centre, the re-use of the site is likely to have positive effects on
environmental objectives.

Objective

Predicted Effects

+

+

+
Potential to improve townscape through redevelopment and
policy takes account of important vista.
+

0

Would need to assess importance of existing buildings/site
historically at Development Management stage. Potential to
improve CA through redevelopment.

+

+

May need to carry out Contaminated land survey at Development
management stage.

++
Potential to use sustainable urban drainage techniques.
++

+

Comments:
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Sustainability

Nature of Effect


Site unlikely to provide higher value employment activities.
To encourage economic growth
& competitiveness

No net loss of retail space-potential gain
To achieve a broad balance in

Some additions to labour force.
17
the growth of housing, population
& employment
To encourage a diverse economy

Unlikely to provide a range of employment uses.
18
including a vibrant & sustainable
tourism sector
To develop & maintain a skilled

Neutral effect.
workforce to support long-term
19
competitiveness of the District
To reduce levels of social
Not in area of deprivation.

20
polarisation & levels of

Limited employment opportunities would be provided on site.
deprivation
Potential effect of Option on Environmental Objectives:
16

Assessment of
Effect
+
+

0

0

+

+
Overall, the option is likely to have a neutral to positive impact on the economic objectives given the
potential to retain or increase retail provision on the site.
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Alternative Option 2: Residential/Business
Predicted Effects
Objective
Sustainability

Nature of Effect


1

To provide the residents of
Wycombe District Council with
the opportunity to live in a
quality home

2

To reduce crime, fear of crime &
anti-social activity through the
creation of safer places to live &
work

3

To improve accessibility to
essential services & facilities &
to provide opportunities to
obtain good access to high
quality health, education,
recreation & other community
facilities
& services
Encourage a sense of
community identity & welfare

Comments:

May be able to provide some affordable homes and contribute
to overall housing requirements.
+



4

Assessment of
effect

Likely to lead to a positive impact on levels of crime and antisocial behaviour, given a perceived continual presence on site.
+








All facilities within 400m of site (except primary school - within
1km).
Reduction in existing retail space may remove a service
currently appreciated by the community.

Potential enhancement of existing area.
Site not in area of deprivation.
Non-shop business use may reduce frequency of visits to the
site and therefore site may lose some of its community
importance.

The relocation of the fire station may be required as a result of
this option.
+

0
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5

Improve & maintain health &
well-being of the population &
reduce inequalities in health







Site not in open space deficiency area.
Sport, leisure and/or recreational facilities within 800m.
Site not in Air Quality Management Area.
Part of site adjacent to A4010 (noise/ air pollution source).
Option would probably not significantly increase ambient noise
levels.

Mitigation may be possible to alleviate noise from road.

0

Potential effect of Option on Social Objectives:
+
By providing new development on a town centre site, option is likely to deliver positive effects on social
objectives, particularly if scheme contains an element of residential.
Predicted Effects
Objective
Sustainability

6

To reduce contributions to
climate change through:
a) Sustainable building practices
b) Maximising the potential for
renewable energy & energy
conservation

7

To encourage the use of
sustainable methods of transport
to reduce negative effects on the
environment

8

To provide for sustainable levels
of water use, supply &
management, including quality of
water sources

9

To maintain & enhance
biodiversity, flora & fauna & avoid
irreversible losses

Nature of Effect


Comments:
Assessment of
effect

Any new development would be required to meet the
requirements of Policy DM17 on Carbon Reduction.
++








Zone 3
Site within walking distance of frequent bus services to/from
Aylesbury and High Wycombe.
Site can be easily and safely accessed on bike, foot and car.
Unlikely to have adverse impact on the transport network.
No constraints on water supply or sewerage network.
Option unlikely to have an effect on water quality.

No Highways issues.
+

+





Site not in or adjoining designated site. Unlikely to be protected
species on site.
Limited loss of existing habitat
Limited potential for habitat creation.

+
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10

To protect & enhance the
landscape & townscape
character of the District & in
particular, those areas of
designated importance

11

To conserve & where appropriate
enhance the historic environment

12

13

Minimise waste & then re-use it
through recycling or composting
or recovering energy from waste
that has not been recycled or
composted
To conserve soil resources &
quality





Site not in /adjoining designated areas.
No loss of open space.
Would impact on existing views especially town “gateway” area
and New Road views.

+




Part of site is in Conservation Area.
Listed building is adjacent site.

0



Recycling opportunities exist for recycling of existing building
materials during development and recycling of domestic waste
once development complete.




None of site is high quality agricultural land.
May be contaminated land on site which could be remediated.

To improve the efficiency of land

All of site previously developed.
use through the re-use of
previously developed land
To reduce the risk of flooding (in

In flood zone 1.
15
relation to both new & existing
development)
Potential effect of Option on Environmental Objectives:
14

Potential to improve townscape through redevelopment and
policy takes account of important vista.

Would need to assess importance of existing buildings/site
historically at Development Management stage. Potential to
improve CA through redevelopment.

++

++

May need to carry out Contaminated land survey at Development
management stage.

++
Potential to use sustainable urban drainage techniques.
++

+
Given the location of the site within a town centre, the re-use of the site is likely to have positive effects on
environmental objectives.
Predicted Effects
Objective
Sustainability

16

17

18

To encourage economic growth
& competitiveness
To achieve a broad balance in
the growth of housing, population
& employment
To encourage a diverse economy
including a vibrant & sustainable
tourism sector

Nature of Effect



Higher value employment activities may be able to be provided
on site.

Comments:
Assessment of
Effect

+

Limited additions to labour force.
+




May be able to provide a small range of employment uses.
Some potential for the provision of facilities encouraging
tourism.

A hotel on part of the site may be an appropriate use on the site.
+
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To develop & maintain a skilled

May be able to offer a number of highly skilled jobs and a
workforce to support long-term
greater number of employment opportunities than at present.
competitiveness of the District
To reduce levels of social
Not in area of deprivation.

20
polarisation & levels of

Employment opportunities would be provided on site.
deprivation
Potential effect of Option on Environmental Objectives:
19

Overall, the option is likely to have a positive impact on the economic objectives given the potential to
increase jobs on site, particularly higher skilled positions, and the potential to encourage tourism.

+

+

+

475

APPENDIX 6:
Sustainability Appraisals of District-wide Development Management policies
Policy DM1 Presumption in favour of Sustainable Development
Preferred Option – Policy approach reflecting the presumption in favour of sustainable development encompassed in the
National Planning Policy Framework (NPPF, para 15) (NB No other options appraised; as this policy is a government
requirement, no alternatives considered to be reasonable).
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Policy could allow for housing
schemes to be approved more
quickly than at present; therefore,
whilst precise effect is uncertain, it
could potentially have a positive
effect.

1. Crimes per 1,000 pop

Effect uncertain

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

?/+

?/+

?/+

?

?

?/0

?/0

?

1. % residents within 500m of
services/facilities

Policy could allow for quicker
approval of applications for
community facilities but could
equally allow for quicker approval
of housing schemes on sites
currently used for community
facilities. Precise nature of effect
uncertain but likely to be neutral.

?/0
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quality health,
education,
recreation & other
community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

No direct effect likely

0

0

0

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No direct effect likely

0

0

0

?/+

?/+

?/+

Potential effect of Option on Social Objectives:
Option could potentially quicken the delivery of housing (and, by corollary, affordable
housing), therefore having positive effect on social objectives. However, the precise
nature of the effect is uncertain.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Precise nature of effect uncertain,
but any new buildings would have
to be built would have to be built to
new standards for energy
efficiency and carbon reduction.
Therefore, if such developments
are delivered more quickly,
positive effect is possible.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

?/+

?/+

?/+

Comments:
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conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Precise nature of effect depends
on location of individual
development proposals.

?

?

?

0

0

0

?/-

?/-

?/-

?/-

?/-

?/-

?/-

?/-

?/-

No direct effect.

Precise nature of effect uncertain
but could potentially lead to
negative effects if developments
are approved more quickly without
full consideration for biodiversity
objectives.
Precise nature of effect uncertain
but could potentially lead to
negative effects if developments
are approved more quickly without
full consideration for landscape
and townscape objectives.

Precise nature of effect uncertain
but could potentially lead to
negative effects if developments
are approved more quickly without
full consideration for historic
environment objectives.
No direct effect.

Amount of construction waste going to landfill would depend
on the specific development.
0

0

0
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from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Precise nature of effect uncertain
but could potentially lead to
negative effects if developments
are approved more quickly without
full consideration for soil
resource/quality objectives.
Precise nature of effect depends
on location of individual
development proposals.

?/-

?/-

?/-

?

?

?

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

?/Option could potentially have negative effects on some environmental objectives if
developments are approved more quickly without full consideration of specific
objectives. However, precise nature of effects are uncertain.
Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in

0

0

?/-

?/-

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

Policy could lead to the loss of
land for employment uses.
Howeve,r it could also lead to
faster approval of employment
proposals. Precise effects
uncertain but likely to be neutral.
Potential to increase labour supply
through the development of

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

Comments:
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the growth of
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

residential uses quicker.

No direct effect.
0

0

0

0

0

0

0/+

0/+

0/+

?/+

?/+

?/+

No effect.

No direct effect likely although
could potentially lead to increase in
employment if development
schemes are approved more
quickly.

Option could potentially quicken the approval of development schemes, therefore having
positive effect on economic objectives. However, the precise nature of the effect is
uncertain.

Policy DM2 Transport Requirements of Development Sites
Preferred option – Policy with menu of transport requirements of development sites
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long term
(post
2023)
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1

2

3

4

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce
crime, fear of
crime & antisocial activity
through the
creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other
community
facilities
& services
Encourage a
sense of
community
identity &
welfare

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

Policy requires design of
pedestrian and cycle routes to
be designed to be safe.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

0

0

0

Would contribute towards creating a safer environment.

+

+

+

0

0

0

0

0

0

No direct effect.

No direct effect.
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5

Improve &
maintain health
& well-being of
the population
& reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Policy should encourage walking
and cycling.

+

+

+

+

+

+

Potential effect of option on Social Objectives:
Positive impact on social objectives relating to provision of safe cycle and pedestrian
routes in new developments and the potential these offer to encourage people to improve
health through exercise.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building
practices
b) Maximising
the potential for
renewable
energy & energy
conservation
To encourage
the use of
sustainable
methods of
transport to
reduce negative
effects on the
environment

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Nature of Effect

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long Term
(post 2023)

0

0

0

Comments:

No direct effect

Focus of policy is to encourage
more sustainable travel
behaviour and smarter choice
measures

++

++

++

Policy requires a package of measures linked to public
transport accessibility, as well as contributing towards a
smarter choices programme which includes, car clubs,
electric cars, and greater awareness of alternatives available.
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8

9

10

11

12

13

To provide for
sustainable
levels of water
use, supply &
management,
including quality
of water sources
To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible
losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where
appropriate
enhance the
historic
environment
Minimise waste
& then re-use it
through
recycling or
composting or
recovering
energy from
waste that has
not been
recycled or
composted
To conserve soil
resources &

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No direct effect

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

1. Areas of contaminated land.
2. Loss of agricultural land

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

No direct effect

No direct effect

No direct effect
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quality
1. % homes build on previously
To improve the
developed land/ Greenfield land
efficiency of land
use through the
2. Density of housing
14
re-use of
3. % of commercial development
previously
on previously developed land/
developed land
Greenfield land
1. Development in Flood Zones 2
To reduce the
&3
risk of flooding
(in relation to
2. Properties affected by fluvial,
15
both new &
groundwater and localised
existing
floods
3. Frequency of Fluvial floods
development)
Potential effect of Option on Environmental Objectives:

No direct effect
0

0

0

0

0

0

No direct effect

++

++

++

Positive impact on environmental objectives due to focus of policy on achieving
sustainable transport.
Predicted Effects

Objective
Sustainability

16

17

18

To encourage
economic
growth &
competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse
economy
including a
vibrant &
sustainable

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Potential to contribute towards
reducing forecast levels of
congestion

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long Term
(post 2023)

+

+

+

0

0

0

0

0

0

Congestion can have a negative impact upon economic
activity deterring inward investment

No direct effect

No direct effect
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tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a
skilled workforce
19 to support longterm
competitiveness
of the District
To reduce levels 1. % of pop. in worst super output
of social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct effect

0

0

0

0

0

0

+

+

+

No direct effect

Option would have a positive impact on economic objectives.

Alternative option – No policy
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long term
(post
2023)

0

0

0

No direct effect
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2

3

4

5

To reduce
crime, fear of
crime & antisocial activity
through the
creation of
safer places to
live & work
To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other
community
facilities
& services
Encourage a
sense of
community
identity &
welfare

Improve &
maintain health
& well-being of
the population
& reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

No direct effect

Other policies also cover design and potential to create a
safer living and working environment.
0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

No direct effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No direct effect

Potential effect of Option on Social Objectives:
Option would have no direct effect on social objectives.
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Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building
practices
b) Maximising
the potential for
renewable
energy & energy
conservation
To encourage
the use of
sustainable
methods of
transport to
reduce negative
effects on the
environment

8

To provide for
sustainable
levels of water
use, supply &
management,
including quality
of water sources

9

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible
losses

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long Term
(post 2023)

0

0

0

-

-

-

0

0

0

0

0

0

Comments:

No direct effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Reduced scope to secure
changes in behaviour or to
negotiate contributions to deliver
more sustainable modes of
transport.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No direct effect

No direct effect
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10

11

12

13

14

15

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where
appropriate
enhance the
historic
environment
Minimise waste
& then re-use it
through
recycling or
composting or
recovering
energy from
waste that has
not been
recycled or
composted

1. Open space lost to
development
2. New open space created as a
result of development

To conserve soil
resources &
quality
To improve the
efficiency of land
use through the
re-use of
previously
developed land
To reduce the
risk of flooding
(in relation to
both new &
existing
development)

1. Areas of contaminated land.
2. Loss of agricultural land

No direct effect

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

No direct effect

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

No direct effect

No direct effect
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Potential effect of Option on Environmental Objectives:

-

-

-

Negative impact due to not being able to require measures that contribute towards
sustainable travel behaviour.
Predicted Effects

Objective
Sustainability

16

17

18

19

20

To encourage
economic
growth &
competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse
economy
including a
vibrant &
sustainable
tourism sector
To develop &
maintain a
skilled workforce
to support longterm
competitiveness
of the District
To reduce levels
of social
polarisation &
levels of
deprivation

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment
2. Unemployed for more than 1yr

Nature of Effect

Reduced ability to introduce
measures to reduce congestion

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long Term
(post 2023)

-

-

-

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

No direct effect

No direct effect

No direct effect

489

Potential effect of Option on Economic Objectives:
Option would have negative impact on economic objectives.

0
0

0

490

Policy DM3 Transport Improvement Lines
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect

1. Crimes per 1,000 pop

Unsure of effect

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

The Council has no evidence on the relationship between
transport-related development and crime and anti-social
behaviour.
?

?

?

+

+

+

Safeguarding of routes has
potential to improve accessibility
to services once implemented
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Unsure of effect

?

?

?

?

?

?

+

+

+

Potential effect of Option on Social Objectives:
Overall positive effect due to implementation of road improvements which would contribute
towards improving accessibility to essential services and facilities across the District.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to
reduce negative

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No direct effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods

Policy would safeguard routes for
public
transport, cycling and walking and
seeks to improve public transport
accessibility.

Short
Term
(to
2018)

Med
Term
(to
2023)

Long
Term
(post
2023)

Comments:

As policy does not relate to buildings it will have no effect on
the objective. However, the promotion of public transport,
walking and cycling would encourage a reduction in CO2
levels.
0

+

0

+

0

+

The strategy of the Buckinghamshire LTP supports promotion
of sustainable transport although road improvements could
lead to greater car use.
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effects on the
environment

8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &

5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No direct effect

1. Open space lost to
development
2. New open space created as a
result of development

Unsure of effect

0

0

0

0

0

0

?

?

?

No direct effect

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Unsure of effect

1. Areas of contaminated land.
2. Loss of agricultural land

Unsure of effect

?

?

?

?

?

?

?

?

?

Effect would be dependent on the outcomes of the individual
reviews and studies and their impacts on the historic
environment. Care should be taken when identifying any
possible development solutions to minimise the impacts on
designated and sensitive sites.

Unsure of effect

Effect would be dependent on the outcomes of the individual
reviews and studies and any resultant development. Care
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quality

should be taken when identifying any possible development
solutions to reduce the loss of soil resources.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the
re-use of
previously
developed land

Unsure of effect

Effect would be dependent on the outcomes of the individual
reviews and studies and any resultant development.
?

?

?

Unsure of effect

The environmental impacts of the policy would be dependent on the outcomes of studies,
more detailed assessment and the resulting nature of development.

?

?

?

+

+

+

Effect would be dependent on the outcomes of the individual
reviews and studies and any resultant development. Care
should be taken when identifying any possible development
solutions to minimise the impact on identified floodplains.

Predicted Effects
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable

Nature of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

The improvement of transport and
accessibility is likely to increase
the attractiveness of the District as
a business location.

1. Jobs: labour force

No direct effect

1. Diversity of economy
2. % jobs in tourism sector

Short
Term
(to
2018)

Med
Term
(to
2023)

Long
Term
(post
2023)

+

+

+

0

0

0

0

0

0

No direct effect
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tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels
1. % of pop. in worst super output
of social
areas
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

No direct effect
0

0

0

0

0

0

+

+

+

No direct effect

Improved accessibility and transport options are likely to improve the District’s
status as a desirable business location, while improving opportunities for residents to access
employment opportunities.
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Policy DM4 Former Bourne End To High Wycombe Railway Line
Preferred option – Walking and cycle route
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

Development of a walking &
cycling route will improve
opportunities for residents living
along or in proximity to the corridor
to access services and facilities.
Level of impact will depend on how
far these opportunities for walking
and cycling are taken up by
residents.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

+

+

+
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy is unlikely to have a
significant impact upon the
objectives.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would have a positive impact on achieving social objectives due to increasing potential
access to facilities

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone

Development of a walking &
cycling corridor would provide
opportunities for sustainable
methods of transport on a vehicle-

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

0

0

0

+

+

+

Comments:
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negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling

4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

. Open space lost to development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery

free route and provide an
alternative to travelling by private
car along the A40 route.
The policy is unlikely to have a
significant impact upon the
objectives.

The route of the former railway
runs alongside Ancient Woodland
and a local wildlife site (Fennell’s
Wood). A walking and cycling
route would have limited impact on
this landscape and would result in
more people being able to
experience the landscape. The
introduction of a walking and
cycling route would require only
limited clearance of the existing
corridor and be an important green
infrastructure link for biodiversity.
The route of the former railway
runs alongside a Local Landscape
Area. A walking and cycling route
would have limited impact on this
landscape and would result in
more people being able to
experience the landscape. The
introduction of a walking and
cycling route would require only
limited clearance of the existing
corridor.
Insignificant Impact

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

+

+

+

+

+

+

No listed buildings lost.
0

0

0

0

0

0
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13

or composting or
recovering energy
from waste that
has not been
recycled or
composted

2. % of demolition/ construction
waste to landfill

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Limited impact

The former alignment of the
railway line already exists although
some development has taken
place in close proximity to the
alignment.

0

0

0

0

0

0

Insignificant effect

Small section of Agricultural Land and 2 would be lost at
Bourne End but impact would be limited if only walking &
cycling route.

Alignment within Flood Zone 1. No risk from other sources
identified.
0

0

0

Option would have positive impact on achieving environmental objectives due to providing a
+
sustainable transport link, being a part of the green infrastructure network and
increasing access to the countryside
Predicted Effects

+

+

Assessment of Effect
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Limited impact on improving
connectivity and therefore
attractiveness of High Wycombe
due to local nature of walking &
cycling network.
The policy is unlikely to have a
significant impact upon the

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

0

0

0

0

0

0

Comments:
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the growth of
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % 15 yr olds with 5 or more
To develop &
GCSEs A*-C
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Option would have no impact on economic objectives.

0

0

0

0

0

0

0

0

0

0

0

0

Option 1 – Protect the rail line for future heavy rail use
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

500

1

2

3

4

5

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

0

0

0

0

0

0

Creation of public transport
corridor will improve accessibility
to services and facilities for
residents living along or in
proximity to corridor.

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy is unlikely to have a
significant impact upon the
objectives.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy is unlikely to have a
significant impact upon the
objectives.

If heavy rail is implemented it is considered that it would not be
implemented in the short term due to project set up, finance
and delivery of such a large piece of infrastructure.

0

++

++

0

0

0

0

0

0
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Potential effect of Option on Social Objectives:
The creation of a public transport corridor will greatly improve access to services and facilities
for residents in this area, and therefore option would have significant positive effects
on social objectives once implemented.

0

++

++

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Development of a public transport
corridor would provide
opportunities for sustainable
methods of transport and provide
an alternative to travelling by
private car along the A40 route.
The policy is unlikely to have a
significant impact upon the
objectives.

The route of the former railway
runs alongside Ancient Woodland
and a local wildlife site (Fennell’s
Wood). The introduction of heavy
rail would impact on this site.
Clearance of the corridor to
implement heavy rail would result

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

++

++

0

0

0

-

-

-

Comments:

If heavy rail is implemented it is considered that it would not be
implemented in the short term due to project set up, finance
and delivery of such a large piece of infrastructure.
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in the loss of existing flora and
fauna.

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

. Open space lost to development
2. New open space created as a
result of development

The route of the former railway
runs alongside a Local Landscape
Area. The introduction of heavy rail
would impact on this landscape
and would involve significant
clearance.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Insignificant Impact

1. Areas of contaminated land.
2. Loss of agricultural land

Limited impact

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

The former alignment of the
railway line already exists although
some development has taken
place in close proximity to the
alignment.

-

-

-

No listed buildings lost.
0

0

0

0

0

0

0

0

0

0

0

0

The policy is unlikely to have a
significant impact upon the
objectives.

Insignificant effect

Small section of Agricultural Land and 2 would be lost at
Bourne End

Alignment within Flood Zone 1. No risk from other sources
identified.
0

0

0
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Potential effect of Option on Environmental Objectives:

Limited negative impacts of the re-instatement of the line would be outweighed by the wider
benefits of providing a new public transport link.
Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

++

++

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force
To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % 15 yr olds with 5 or more
To develop &
GCSEs A*-C
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Nature of Effect

Provision of part of public transport
link from High Wycombe to
Thames Valley (Maidenhead) may
encourage employers/businesses
to locate in High Wycombe.
The policy is unlikely to have a
significant impact upon the
objectives.

The creation of a new public
transport to and from High
Wycombe may encourage visitors
to the area.
The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Overall, the option would have positive effects on economic objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

+

0

0

0

0

0

+

0

0

0

0

0

0

0

0

+

Comments:

504
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Option 2 – Protect the rail line for future guided public transport use e.g. light rail/ultra light rail use
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Creation of public transport
corridor will improve accessibility
to services and facilities for
residents living along or in
proximity to corridor.

The policy is unlikely to have a
significant impact upon the
objectives.

The phasing of the delivery of a public transport service along
this corridor will be determined by the level of infrastructure
and levels of site works required.

0

++

++

0

0

0
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy is unlikely to have a
significant impact upon the
objectives.
0

0

0

++

0

Potential effect of Option on Social Objectives:
The creation of a public transport corridor will greatly improve access to services and facilities
for residents in this area.

++

Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation

Development of a public transport
corridor would provide
opportunities for sustainable
methods of transport and provide
an alternative to travelling by
private car along the A40 route.
The policy is unlikely to have a
significant impact upon the
objectives.

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

0

0

0

0

0

++

++

0

0

Comments:

The phasing of the delivery of a public transport service along
this corridor will be determined by the level of infrastructure
and levels of site works required.
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supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

The route of the former railway
runs alongside Ancient Woodland
and a local wildlife site (Fennell’s
Wood). The introduction of light or
ultra-light rail or a bus-way would
impact on this site. Clearance of
the corridor to implement public
transport would result in the loss of
existing flora and fauna.
The route of the former railway
runs alongside a Local Landscape
Area. The introduction of light or
ultra-light rail and a busway would
impact on this landscape and
would involve significant
clearance.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Insignificant Impact

1. Areas of contaminated land.
2. Loss of agricultural land

Limited impact

-

-

-

-

-

-

No listed buildings lost.
0

0

0

0

0

0

0

0

0

The policy is unlikely to have a
significant impact upon the
objectives.

Small section of Agricultural Land and 2 would be lost at
Bourne End

508

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

The former alignment of the
railway line already exists although
some development has taken
place in close proximity to the
alignment.

0

0

0

Insignificant effect

Alignment within Flood Zone 1. No risk from other sources
identified.
0

0

0

Impact of provision of infratsructure would be negative against environmental objectives but
0
provision of sustainable modes of transport would be positive. Overall neutral
impact.
Predicted Effects

0

0

Assessment of Effect
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Provision of part of public transport
link from High Wycombe to
Thames Valley (Maidenhead) may
encourage employers/businesses
to locate in High Wycombe
The policy is unlikely to have a
significant impact upon the
objectives.

The creation of a new public
transport to and from High
Wycombe may encourage visitors
to the area.

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

0

0

+

0

0

0

0

0

+

Comments:

509

1. % 15 yr olds with 5 or more
To develop &
GCSEs A*-C
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:
Overall positive impact on economic objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

0

0

0

0

0

+

510

Option 3 – Cease to protect the former railway alignment for any potential transport reuse
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Land could become available for
development.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

-

-

-

0

0

0

Removal of protection would
remove opportunity for a public
transport or walking & cycling
corridor to be developed.

The policy is unlikely to have a
significant impact upon the
objectives.

511

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy is unlikely to have a
significant impact upon the
objectives.

Potential effect of Option on Social Objectives:

0

0

0

0

0

0

Would allow opportunity for residential development but would not have positive impact on
other social objectives.
Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent

Removal of protection would
remove opportunity for a public
transport or walking & cycling
corridor to be developed.

The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

+

+

Long
term
(post
2023)

Comments:

If protection is removed and land is developed then dwellings
should be built in line with sustainable construction policies.

+

-

-

-

0

0

0
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including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

The route of the former railway
runs alongside Ancient Woodland
and a local wildlife site (Fennell’s
Wood). Removal of protection
would remove possibility of public
transport corridor impacting on this
landscape. However land may
come forward for development
which may have adverse impact
on landscape.
The route of the former railway
runs alongside a Local Landscape
Area. Removal of protection would
remove possibility of public
transport corridor impacting on this
landscape. However land may
come forward for development
which may have adverse impact
on landscape.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect

1. Areas of contaminated land.
2. Loss of agricultural land

Limited impact

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

Small section of Agricultural Land and 2 at Bourne End. Would
remain but could be lost if other development is allowed.
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1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

Insignificant effect

Alignment within Flood Zone 1. No risk from other sources
identified.

Overall neutral impact on environmental objectives.

0

0

0

0

0

0

Predicted Effects
Objective
Sustainability

16

17

18

19

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector
To develop &
maintain a skilled
workforce to
support long-term
competitiveness of
the District

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % 15 yr olds with 5 or more
GCSEs A*-C

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.
Loss of opportunity to provide a
direct public transport link to the
Thames Valley.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

-

-

0

0

0

0

0

0

Comments:

514

To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:
Overall negative impact on economic objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

0

-

-

515

Policy DM5 Scattered Business Sites
Preferred Option – Retain in business use, allow community facilities, main town centre, residential (the latter subject to
meeting tests)
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Policy allows for the development
of new dwellings subject to certain
criteria.

1. Crimes per 1,000 pop

Effect unknown

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023
)

+

+

+

?

?

+

+

Comments:

?

1. % residents within 500m of
services/facilities

Policy allows for the development
of community facilities

+

516

community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Unsure of effect

Potential effect of Option on Social Objectives:

?

?

?

?

?

?

+

+

+

Effect would depend on individual schemes and their
relationship with the local and district-wide community.

Positive effect on social objectives due to the potential to deliver new homes and community
facilities
Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023
)

+

+

+

Comments:

New buildings will have to be built
to new standards for energy
efficiency and carbon reduction.
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7

To encourage the
use of sustainable
methods of
transport to
reduce negative
effects on the
environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Unsure of effect

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No direct effect

Locating development in existing
business areas would safeguard
biodiversity.

1. Open space lost to
development
2. New open space created as a
result of development

Locating development in existing
business areas would protect
important landscape and
townscape areas.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Accessibility by sustainable transport is dependent on location
?

?

?

0

0

0

+

+

+

+

+

+

Unsure of effect
?

?

?

0

0

0

Effect would be dependent on location and scale of
development and its relationship with the built and natural
historic environment.

No direct effect
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composted

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15
relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the
re-use of
previously
developed land

Locating development in existing
business areas would conserve
soil resources and quality and
potentially result in reduction in
contaminated land
Locating development in existing
business areas would encourage
re-use of previously developed
land

++

++

++

++

++

++

Unsure of effect

Effect would be dependent on the location of development
and its relationship with the identified Flood Zones.
?

++
Overall positive effect on environmental objectives due to redevelopment of previously
developed land
Predicted Effects

?

?

++

++

Assessment of Effect
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Potential to lose land for
employment uses

Potential to increase labour supply
through redevelopment for
housing

Short
term
(to
2018)

--

+

Med
term
(to
2023)

Long
term
(post
2023
)

--

--

+

+

Comments:

519

1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
including a vibrant
18
& sustainable
tourism sector
1. % 15 yr olds with 5 or more
To develop &
GCSEs A*-C
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels
1. % of pop. in worst super output
of social
areas
polarisation &
2. Working age population in
20
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Effect unclear
?

?

?

0

0

0

?

?

?

-

-

-

No direct effect

Effect unclear

Overall negative effect on objectives due to potential loss of employment land

Alternative Option – more flexible/ allow other uses without requiring marketing or demonstrating site no longer suitable
for employment uses
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

Option would have a significant
impact on housing supply

520

2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

Effect unknown
?

?

+

+

?

?

?

?

?

?

?

1. % residents within 500m of
services/facilities

Policy allows for the development
of community facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Unsure of effect

+

Potential effect of Option on Social Objectives:

++

Effect would depend on individual schemes and their
relationship with the local and district wide community.

++

++
Overall positive due to allowing redevelopment for residential use
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Assessment of Effect
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6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

New developments would be

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Unsure of effect

1. Open space lost to
development
2. New open space created as a
result of development

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

?

?

?

0

0

0

required to meet new standards

Accessibility by sustainable transport
methods is dependent on location

Policy option is unlikely to have a
significant
effect on the Objective

Development would be PDL

Any enhancement would be dependent on location and scale
of development
+

+

+

Development would be PDL

Any enhancement will be dependent on location and scale of
development proposed.

+

+

+
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11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Unsure of effect

1. Areas of contaminated land.
2. Loss of agricultural land

Any development would be PDL

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

?

?

Unsure of effect

Amount of construction waste going to landfill would depend
on the specific development, Should encourage re-use of
existing building and construction material to minimise waste.
?

?

?

++

++

++

Any development would be PDL
++

++

++

Unsure of effect

Policy option would result in business being mainly located in
existing business locations which would reduce the need for
development of greenfield sites

Effect would be dependent on the location of development and
its relationship with the identified Flood Zones.
?

++
Overall positive effect on environmental objectives due to scattered sites being previously
developed land and redevelopments being required to meet new sustainability
standards.
Predicted Effects
Objective
Sustainability

?

Effect would be dependent on location and scale of
development and its relationship with the built and natural
historic environment.

?

?

++

++

Assessment of Effect
Indicators

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:

523

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Likely that there would be a loss of

1. Jobs: labour force

Would contribute towards

1. Diversity of economy
To encourage a
diverse economy
2. % jobs in tourism sector
18 including a vibrant
& sustainable
tourism sector
1. % 15 yr olds with 5 or more
To develop &
GCSEs A*-C
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

employment land – but not
strategic

-

-

-

-

-

-

?

?

?

0

0

0

?

?

?

-

-

-

emerging imbalance between local
jobs and labour supply

Unclear what the effect would be

Policy option unlikely to have a
significant
affect on the Objective

Unclear what the effect would be

Overall negative effect on economic objectives due to likely loss of employment land and
feeding into emerging imbalance in labour supply and demand

524

Policy DM6 Mixed-Use Development
Preferred Option: Policy specifying site-specific requirements to be met; comprehensive approach delivered; and
delivery of B uses secured through legal agreement
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Neutral effect

1. Crimes per 1,000 pop

Unsure of effect

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Policy does not allocate sites

0

0

0

?

?

?

0

0

0

Neutral effect

525

facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

• Unsure of effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• Unsure of effect

Effect would depend on individual schemes and their
relationship with the local and district-wide community.
?

?

?

?

?

?

0/?

0/?

0/?

Potential effect of Option on Social Objectives:
General and non-locational nature of the policy makes it difficult to identify specific effects,
and the precise effect of option is likely to depend upon site-specific issues and
requirements in individual site policies.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

0

0

0

Comments:

Neutral effect

526

& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Policy has potential to have
positive effect where residential
and employment-generating uses
occur on the same site are
secured and provided

+

+

+

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Creates the possibility for living and working in same location
potentially reducing need to use polluting forms of transport
and commuting

Neutral effect

Neutral effect

Neutral effect

Neutral effect

Neutral effect
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has not been
recycled or
composted

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Neutral effect

0

0

0

0

0

0

0

0

0

+

+

+

Neutral effect

Neutral effect

Policy option itself has largely neutral or uncertain effects; precise nature of effects are likely
to be dependent on site-specific issues. Small positive effect likely due to the requirement for
comprehensive development having a positive effect on the potential for reducing the need to
travel.
Predicted Effects

Assessment of Effect
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

+

+

+

+

+

+

Policy seeks to secure delivery of
new business development

Comments:

Scale of effect is dependent on former use of a site and the
form of employment-generating development delivered

Policy seeks to secure delivery of
new business development
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population &
employment

18

19

20

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector
To develop &
maintain a skilled
workforce to
support long-term
competitiveness of
the District
To reduce levels of
social
polarisation &
levels of
deprivation

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2 Working age population in
employment
2. Unemployed for more than 1yr

Policy seeks to secure delivery of
new business development

+

+

+

0

0

0

+

+

+

+

+

+

Policy unlikely to have a significant
affect on the Objective

Promotes a variety of business
uses with the opportunity for
community benefits on certain
sites

Potential effect of Option on Economic Objectives:

Policy approach likely to have a positive effect on economic objectives as it provides a
framework for ensuring the delivery of the business component of mixed-use
schemes where relevant.
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Alternative Option: No policy
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Neutral effect

1. Crimes per 1,000 pop

Unsure of effect

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

?

?

?

0

0

0

Neutral effect

• Unsure of effect

Effect would depend on individual schemes and their
relationship with the local and district wide community.
?

?

?
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

• Unsure of effect

?

?

?

-/?

-/?

-/?

Potential effect of Option on Social Objectives:
General and non-locational nature of the policy makes it difficult to identify specific effects,
although a ‘no policy’ approach is likely to undermine the ability for other sitespecific policies to seek particular requirements from developments where
appropriate and necessary in planning terms.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Neutral effect

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

0

0

0

0

0

0

Comments:
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8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Neutral effect

1. Open space lost to
development
2. New open space created as a
result of development

Neutral effect

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Neutral effect

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect

Neutral effect
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1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Neutral effect
0

0

0

0

0

0

-

-

Neutral effect

General and non-locational nature of the policy makes it difficult to identify specific effects,
although a ‘no policy’ approach is likely to undermine the ability for other sitespecific policies to seek particular requirements from developments where
appropriate and necessary in planning terms. Lack of requirement for
comprehensiveness in development likely to undermine opportunities to reduce the
need to travel.
Predicted Effects

Assessment of Effect
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Short
Term
(to
2018)

Med
Ter
m
(to
202
3)

Long
Term
(post
2023)

-

-

-

-

-

-

1. Diversity of economy
2. % jobs in tourism sector
-

-

-

Comments:

No policy mechanism for delivery means provision of jobs
subject to site by site negotiation and risk of delivery not being
secured
No policy mechanism for delivery means provision of jobs
subject to site by site negotiation and risk of delivery not being
secured

No policy mechanism for delivery means provision of jobs
subject to site by site negotiation and risk of delivery not being
secured
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1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2 Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Policy unlikely to have a significant
effect on the Objective

‘No policy’ approach would undermine ability to ensure provision of employment elements of
mixed-use schemes where relevant.

0

0

0

-

-

-

-

-

-

No policy mechanism for delivery means provision of jobs
subject to site by site negotiation and risk of delivery not being
secured
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Policy DM7 Town Centre Boundaries
Preferred Option: Town Centre Boundary in High Wycombe to include Wycombe General Hospital and extending
westwards to Desborough Avenue. Exclusion of southern side of West End Road and Guildmaster Court on
Desborough Road. Maintenance of existing Local Plan boundaries for Marlow and Princes Risborough. Within these
boundaries, main town centre uses acceptable in principle; outside it, main town centre uses only permitted if they
satisfy national policy, including the sequential and impact tests. Retail schemes to be subject to this test if they fall
outside the primary shopping area boundary.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging mixed-use
developments in appropriately
central locations, option is likely to
lead to a positive or at least neutral
impact.

1. % residents within 500m of
services/facilities

Option would encourage the
development of an appropriate
range of services in central
locations, including on the hospital
site (subject to being in
accordance with Policy HWTC11)

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+

+

+/0

+
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and on Desborough Road (subject
to compliance with Policy HWTC6)
which would be accessible by a
wide range of modes of transport.

obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Option would encourage further
town centre development thereby
consolidate existing settlements.
Option would benefit area of social
deprivation – especially in
Oakridge and Castlefield ward
near the town centre boundary in
Desborough Road - by generating
economic growth via town centre
developments.
No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:

+

+

+

0

0

0

++

++

++

Option would encourage the development of further appropriate town centre uses (as defined
in national planning policy) in a wide range of locations in the town centre, assisting
the regeneration of those – and adjacent – communities.
Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.
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7

8

9

10

11

through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment

2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

Option likely to encourage the
development of further appropriate
town centre developments in
accessible, central locations.

+

+

+

0

0

0

0

0

0

No effect.

No effect.

No direct effect.

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process.
0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

0

0

No direct effect.
0

0

0

Large parts of all three town centres fall within the respective
conservation areas of High Wycombe, Marlow and Princes
Risborough. However any impact of individual proposals could
be assessed and if necessary mitigated as part of the
development management process.
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12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No effect.

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Option encourages retail and other
town centre uses to locate within
the town centre areas, thereby
encouraging reuse of previously
developed land.

0

0

0

0

0

0

++

++

++

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

No direct negative impacts and option would encourage reuse of previously developed land.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Option could create opportunity for
higher value employment activities
from appropriate town centre
developments.
Option would have no direct
impact on the labour force.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

Comments:
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population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
e.g. appropriate town centre uses
such as hotels.
No effect.

+

+

+

0

0

0

0

0

0

+

+

+

No direct effect.

Option could have a positive impact by creating the framework to enable a wide range of
developments to come forward which would assist the local economy.

Alternative Option: Tighter town centre boundary in High Wycombe – exclusion of hospital and western block
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate mixeduse developments, option is likely
to lead to a positive or at least
neutral impact.

0

0

0

+/0

+/0

+/0

1. % residents within 500m of
services/facilities

Option would encourage the
development of an appropriate
range of services in central
locations which would be
accessible by a wide range of
modes of transport. However it
would not cover the extended
areas covered in the option above
so would have no further positive
effect beyond currently existing
policies.

0

0

0

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
town centre development thereby
consolidate existing settlements.
However the option would not
benefit areas of deprivation as
much as a wider boundary could.

0/+

0/+

0/+
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5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would still be
expected to contribute either onsite or off-site to open space.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:

0

0

0

+

+

+

Option would encourage the development of further appropriate town centre uses (as defined
in national planning policy) in the currently-defined town centre. However it would
not spread these benefits to the adjacent areas as under the above option.
Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’

Option likely to encourage the
development of further appropriate
town centre developments in
accessible, central locations.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

0

0

0

Comments:

No effect.

541

management,
including quality of
water sources

9

10

11

12

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

No effect.
0

0

0

No direct effect.

Any potential impact of individual schemes on the townscape
would need to be assessed as part of the development
management process.
0

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option encourages retail and other
town centre uses to locate within
the town centre areas, thereby
encouraging reuse of previously
developed land.
.

0

0

0

0

0

0

0

0

0

0

0

++

++

++

Large parts of all three town centres fall within the respective
conservation areas of High Wycombe, Marlow and Princes
Risborough. However any impact of individual proposals could
be assessed and if necessary mitigated as part of the
development management process.

No effect.
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1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

No effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

No direct negative impacts under this option.

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

19

20

To develop &
maintain a skilled
workforce to
support long-term
competitiveness of
the District
To reduce levels of
social
polarisation &
levels of
deprivation

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment
2. Unemployed for more than 1yr

Nature of Effect

Option could create opportunity for
higher value employment activities
from appropriate town centre
developments.
Option would have no direct
impact on the labour force.

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
e.g. appropriate town centre uses
such as hotels.
No effect.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0/+

0/+

0/+

0

0

0

+

+

+

0

0

0

0

0

0

Comments:

No direct effect.
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Potential effect of Option on Economic Objectives:
Option would continue current framework of allowing for developments in central locations
which would assist the local economy.

+

+

+

Adopting town centre boundaries and policies a requirement of national policy and in existing local policy – therefore option of not
having such policies not considered realistic or worthy of appraisal.
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Policy DM8 The Primary Shopping Areas
Preferred Option: Retail and all other main town centre uses acceptable in principle; development to be of an appropriate
scale for the respective centre.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging mixed-use
developments in appropriately
central locations, option is likely to
lead to a positive or at least neutral
impact.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+/0

+

+

+

Concentration of retail and other
town centre uses within the
identified primary shopping areas
increases their accessibility
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Concentration of retail and other
town centre uses within the
identified primary shopping areas
will improve vitality of these

+

+

+

0

0

0

++

++

++

centres.
1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would be
expected to contribute either onsite or off-site to open space in any
case.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Option would continue to focus retail and other town centre uses in specific areas to maintain
vitality, viability and accessibility.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone

Would concentrate new retail and
other town centre uses in locations
where they are more accessible to
the widest range of people.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Comments:
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negative effects on
the environment

8

9

10

11

12

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

Policy promotes development
which is
of scale and character to
compliment the function of the
town centres

0

0

0

0

0

0

No effect.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

No direct effect.

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

Any potential harmful impact of individual schemes on the
townscape could be assessed, minimised and mitigated as
part of the development management process.
+

0

+

0

+

0

Large parts of all three primary shopping areas fall within the
respective conservation areas of High Wycombe, Marlow and
Princes Risborough. Effect would be dependent on location
and scale of development and its relationship with the built and
natural historic environment. Any potential harmful impact
could be assessed, minimised and mitigated through the
development management process.
Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
existing building and construction material to minimise waste.

0

0

0

547

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option encourages retail and other
town centre uses to locate within
the primary shopping areas,
thereby encouraging reuse of
previously developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Options would consolidate retail and other town centre uses in the primary shopping areas
where they are most accessible by sustainable modes of transport and be of a scale that
complements the existing centre. It will therefore have significant positive effects on
environmental objectives.

0

0

0

++

++

++

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Policy would maintain and
encourage retail and other
employment uses within the
identified retail centres

1. Jobs: labour force

No direct effect likely.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

Comments:
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1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Policy would maintain and
encourage retail
employment uses within the
identified retail centres

+

+

+

0

0

0

0

0

0

++

++

++

No effect.

No direct effect.

Policy promotes retail and other uses which can have a positive impact on the economy within
the existing town centre shopping areas.

Alternative Option 1: More flexible approach –larger-scale formats acceptable
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

No direct effect.
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2

3

4

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Encourage a
sense of
community
identity & welfare

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

By encouraging mixed-use
developments in appropriately
central locations, option is likely to
lead to a positive or at least neutral
impact

0/+

0/+

0/+

+

+

+

0/-

0/-

0/-

0

0

0

Concentration of retail and other
facilities within the identified
primary shopping areas increases
their accessibility.

Inclusion other facilities within the
identified primary shopping areas
could improve vitality of centres
but conversely might weaken the
retail attraction. Developments out
of scale with the functions of the
centre might adversely affect other

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

centres.
No effect on open space deficiency
– new developments would be
expected to contribute either onsite or off-site to open space in any
case.
Existing green space would
continue to be protected under
separate policies.
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Potential effect of Option on Social Objectives:
Although there may be benefits from a wider range of town centre uses in primary shopping
areas there could be adverse impacts in terms of vitality and effects on other centres.

+

+

+

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Would concentrate new retail and
other facilities facilities within
existing town centres where they
are more accessible to the widest
range of people.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

0

0

0

0

0

0

Comments:

No effect

No effect.
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

Could result in development which damages the townscape of

Policy option may encourage
development which is not in scale
with the function and character of
the town centres.

the primary shopping areas.
0/-

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Option could open the way for
schemes which are out of scale
with existing historic environment.

1. Areas of contaminated land.
2. Loss of agricultural land

No direct effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option encourages retail and other
uses to locate within the primary
shopping areas, thereby
encouraging reuse of previously
developed land.

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

No direct effect

-

0/-

-

0/-

-

No direct effect.

Large parts of all three primary shopping areas fall within the
respective conservation areas of High Wycombe, Marlow and
Princes Risborough. Exact effect would be dependent on
location and scale of development and its relationship with the
built and natural historic environment.
Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
existing building and construction material to minimise waste.

?

?

?

0

0

0

++

++

++

0

0

0

Effect would be dependent on the location of any development
and its
relationship with the identified Flood Zones.
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Potential effect of Option on Environmental Objectives:
Policy option will consolidate retail and other uses in the town centres where they are most
accessible by sustainable modes of transport, but could lead to developments of a scale and
character that do not complement the existing centre and which could have a harmful impact
on the historic environment. Therefore overall effects on environmental objectives likely to be
neutral.

0

0

0

Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
16

Nature of Effect

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

+

+

+

0

0

0

Comments:

Policy would maintain and
encourage retail and other
employment uses within the
identified retail centres but
conversely might weaken the

To encourage
economic growth
& competitiveness

Short
term
(to
2018)

retail attraction. Developments out
of scale with the functions of the
centre might adversely affect other

17

18

19

To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector
To develop &
maintain a skilled
workforce to
support long-term
competitiveness of

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

centres.
No direct effect likely.

Policy option would maintain and
encourage retail and other uses
within the identified
retail centres.
No effect.
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the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct effect

Option could improve vitality of parts of a town centre but could have adverse impacts
elsewhere.

0

0

0

0

0

0

Alternative Option 2: More restrictive approach – only retail uses acceptable
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

To provide the
residents of
Wycombe
District Council
with the
opportunity to
live in a quality
home
To reduce crime,
fear of crime &
anti-social
activity through
the creation of
safer places to
live & work

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitme
nts
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging retail uses in

Shor
t
term
(to
2018
)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+/0

Comments:

appropriately central locations,
option is likely to lead to a positive
or at least neutral impact.
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3

To improve
accessibility to
essential
services &
facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation &
other community
facilities
& services

4

Encourage a
sense of
community
identity & welfare

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % residents within 500m of
services/facilities

Concentration of retail within the
identified primary shopping areas
increases their accessibility to
some extent, but little scope for
other uses including community
facilities to emerge.

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Policy option restricts opportunities
for other community facilities

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space

0

0

0

.
-

-

-

0

0

0

-

-

-

deficiency – new developments
would be expected to contribute
either on-site or off-site to open
space in any case.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option would restrict opportunities for other town centre uses important to the vitality of
centres. It would therefore be likely to have negative effects on social objectives.

Objective

Indicators

Comments:
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Sustainability

6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of
sustainable
methods of
transport to
reduce negative
effects on the
environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality
of water sources
To maintain &
enhance
biodiversity, flora
& fauna & avoid
irreversible
losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

Option would force other town
centre uses to less accessible
locations.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

Too large an area exclusively for
retail development could impact
on the viability of centres resulting
in adverse effects on townscape
character through vacant and rundown shops.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

-

-

-

0

0

0

0

0

0

-

-

-

No effect.
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areas of
designated
importance
1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

No direct effect.

Minimise waste &
then re-use it
through recycling
or composting or
recovering
energy from
waste that has
not been recycled
or composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

13

14

To improve the
efficiency of land
use through the
re-use of
previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

Option aims to concentrate retail
uses in specific existing
developed areas, encouraging
reuse of previously developed
land.

11

12

To conserve &
where
appropriate
enhance the
historic
environment

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the
risk of flooding (in
relation to both
new & existing
development)

-

-

-

Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
existing building and construction material to minimise waste.
0

0

0

0

0

0

++

++

++

No direct effect.

Although policy option provides for retail development in sustainable locations, it could
drive non-retail community uses to less sustainable locations. Therefore it could result in
negative impacts on environmental objectives.

Large parts of all three primary shopping areas fall within the
respective conservation areas of High Wycombe, Marlow and
Princes Risborough. Effect would be dependent on location
and scale of development and its relationship with the built
and natural historic environment – however too large an area
exclusively for retail could impact on the viability of the centres
resulting in adverse effects to the historic environment through
vacant and run-down shops.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

-

-

-
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Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
&
competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

18

19

20

To encourage a
diverse economy
including a
vibrant &
sustainable
tourism sector

To develop &
maintain a skilled
workforce to
support long-term
competitiveness
of the District
To reduce levels
of social
polarisation &
levels of

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment

Nature of Effect

Option would maintain and
encourage retail employment
within the identified retail centres,
but too large an area allocated for
this use could restrict other uses
and undermine vitality and
viability of the town centre.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

-

-

-

0

0

0

0

0

0

Comments:

No direct effect likely.

Option would maintain and
encourage retail employment
within the identified retail centres,
but too large an area allocated for
this use could restrict other uses
and undermine vitality and
viability of the town centre.

No effect.

No direct effect.
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deprivation

2. Unemployed for more than 1yr

Potential effect of Option on Economic Objectives:
Option promotes retail uses which can have a positive impact on the economy within the
existing town centres but restricting other uses could undermine their vitality and viability.
Therefore likely to result in negative effects on economic objectives.

-

-

-
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Policy DM9 District Centres
Preferred Option – Percentage target of frontage lengths in non-A1/A3 use – to be specified for each District Centre but
some scope for non-A1/A3 use in each District Centre. Except where site-specific policies state otherwise, residential
development acceptable on upper floors and on ground floors where this would involve no loss of ground floor frontage.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Policy allows for the development
of new dwellings subject to certain
criteria (i.e. being on upper floors
and not involving loss of active
ground floor frontage).

1. Crimes per 1,000 pop

By encouraging appropriate
balance of uses in the district
centres, option is likely to lead to a
positive or at least neutral impact.

1. % residents within 500m of
services/facilities

Concentration of retail/A3 uses
and other town centre uses within
the District Centres improves their
accessibility.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0/+

0/+

+

+

0/+

+
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facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Concentration of retail/A3 and
other town centre uses within the
identified District Centres improves
the vitality of these centres.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would be
expected to contribute either onsite or off-site to open space in any
case.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate uses for the district centres including an
appropriate proportion of retail developments, A3 and other supporting non-retail
uses, as well as new homes where criteria in policy are met. This would assist in
maintaining the vitality and viability of the district centres.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.
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conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

Would concentrate new retail, A3
and other town centre uses in
locations where they are more
accessible to the widest range of
people.

++

++

++

0

0

0

0

0

0

No effect.

No effect.

Any potential harmful impact of individual schemes on the
townscape could be assessed, minimised and mitigated as
part of the development management process.

Policy promotes development
which is of scale and character to
compliment the function of the
District Centres.
+

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

No direct effect. Where
development is in or adjacent to
conservation areas, protection and
enhancement would be required.

1. % of household waste recycled,
composted, used for energy

No direct effect.

+

+

0

0

0

0

0

0

No listed buildings are located in any of the District Centres.
Flackwell Heath District Centre adjoins The Common Flackwell
Heath Conservation Area.
Bourne End District Centre is near Abbotsbrook Conservation
Area.
Any effect of individual schemes would be dependent on scale
and design details of the scheme. However any potential
harmful impact could be assessed, minimized and mitigated
through the development management process.
Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
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13

through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

recovery
2. % of demolition/ construction
waste to landfill

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

existing building and construction material to minimise waste.

No effect.

Option encourages retail and other
town centre uses to locate within
the District Centres, thereby
encouraging reuse of previously
developed land.

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

Option would consolidate retail, A3 uses and other supporting main town centre uses in the
++
District Centres where they are most accessible by sustainable modes of transport
and be of a scale that is appropriate for their functions and position in the Town
Centre Hierarchy. It would therefore have significant positive effects on
environmental objectives.
Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

0

0

++

++

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Nature of Effect

Option could create opportunity for
higher value employment activities
from appropriate town centre
developments, although some land
or premises could also be lost to
residential uses.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0/+

0/+

0/+

Comments:

563

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Potential to increase labour supply
through the development of
residential uses subject to the
criteria in the policy.

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
eg shops and supporting non-retail
uses such as A3 and A4 uses.
No effect.

+

+

+

+

+

+

0

0

0

0

0

0

+

+

+

No direct effect.

Option could have a positive impact by creating the framework to enable a wider range of
developments to come forward which would assist the local economy.

Alternative Option 1 – Percentage target of frontage lengths in non-A1/A3 use – to be specified for each District Centre but
some scope for non-A1/A3 use in each District Centre. NB Residential not explicitly mentioned as part of this option.
Objective
Sustainability

Indicators

Predicted Effects
Nature of Effect

Comments:

Assessment of effect

564

1

2

3

4

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate
balance of uses in the district
centres, option is likely to lead to a
positive or at least neutral impact.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0/+

0/+

0/+

1. % residents within 500m of
services/facilities

Concentration of retail/A3 uses
and other town centre uses within
the District Centres improves their
accessibility.

+

+

+

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Concentration of retail/A3 and
other town centre uses within the
identified District Centres improves
the vitality of these centres.

+

+

+

565

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would be
expected to contribute either onsite or off-site to open space in any
case.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:

0

0

0

+

+

+

Option would enable the development of appropriate uses for the district centres including an
appropriate proportion of retail developments, A3 and other supporting non-retail
uses. This would assist in maintaining the vitality and viability of the district centres.
Assessment of Effect
Objective
Sustainability

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’

Would concentrate new retail, A3
and other town centre uses in
locations where they are more
accessible to the widest range of
people.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

0

0

0

Comments:

No effect.

566

management,
including quality of
water sources

9

10

11

12

13

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

No effect.
0

0

Any potential harmful impact of individual schemes on the
townscape could be assessed, minimised and mitigated as
part of the development management process.

Policy promotes development
which is of scale and character to
compliment the function of the
District Centres.
+

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

No direct effect. Where
development is in or adjacent to
conservation areas, protection and
enhancement would be required.

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

To conserve &
where appropriate
enhance the
historic
environment

0

0

+

0

+

0

No listed buildings are located in any of the District Centres.
Flackwell Heath District Centre adjoins The Common Flackwell
Heath Conservation Area.
Bourne End District Centre is near Abbotsbrook Conservation
Area.
Any effect of individual schemes would be dependent on scale
and design details of the scheme. However any potential
harmful impact could be assessed, minimized and mitigated
through the development management process.
Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
existing building and construction material to minimise waste.

0

0

0

0

0

0

567

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Option encourages retail and other
town centre uses to locate within
the Dsitrict Centres, thereby
encouraging reuse of previously
developed land.

++

16

17

18

To encourage
economic growth
& competitiveness

To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

Option would consolidate retail, A3 uses and other supporting main town centre uses in the
++
District Centres where they are most accessible by sustainable modes of transport
and be of a scale that is appropriate for their functions and position in the Town
Centre Hierarchy. It would therefore have significant positive effects on
environmental objectives.
Predicted Effects
Objective
Sustainability

++

0

0

++

++

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

By creating flexibility for A3 uses
and an appropriate level of
flexibility on other changes of use,
option could create opportunity for
higher value employment activities
from appropriate town centre
developments.
No direct effect likely

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
eg shops and supporting non-retail

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

+

+

+

Comments:
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uses such as A3 and A4 uses.
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No effect.
0

0

0

0

0

0

+

+

+

No direct effect.

Option could have a positive impact by creating the framework to enable a wider range of
developments to come forward which would assist the local economy.
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Alternative Option 2: Percentage target of frontage lengths in non-A1 use – to be specified for each District Centre but
some scope for non-A1 use in each District Centre
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging appropriate
balance of uses in the district
centres, option is likely to lead to a
positive or at least neutral impact.

1. % residents within 500m of
services/facilities

Concentration of retail and other
town centre uses within the District
Centres improves their
accessibility.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0/+

0/+

+

+

0/+

+

570

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Concentration of retail and other
town centre uses within the
identified District Centres improves
the vitality of these centres.

+

+

+

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would be
expected to contribute either onsite or off-site to open space in any
case.
Existing green space would
continue to be protected under
separate policies.

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would enable the development of appropriate uses for the district centres including an
appropriate proportion of retail developments and supporting non-retail uses. This
would assist in maintaining the vitality and viability of the district centres.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods

Would concentrate new retail and
other town centre uses in locations
where they are more accessible to
the widest range of people.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

Comments:

571

the environment

8

9

10

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

Policy promotes development
which is of scale and character to
compliment the function of the
District Centres.

0

0

0

0

0

0

No effect.

Any potential harmful impact of individual schemes on the
townscape could be assessed, minimised and mitigated as
part of the development management process.
+

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

No direct effect. Where
development is in or adjacent to
conservation areas, protection and
enhancement would be required.

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

0

+

0

+

0

No listed buildings are located in any of the District Centres.
Flackwell Heath District Centre adjoins The Common Flackwell
Heath Conservation Area.
Bourne End District Centre is near Abbotsbrook Conservation
Area.
Any effect of individual schemes would be dependent on scale
and design details of the scheme. However any potential
harmful impact could be assessed, minimized and mitigated
through the development management process.
Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
existing building and construction material to minimise waste.

0

0

0

572

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.

Option encourages retail and other
town centre uses to locate within
the District Centres, thereby
encouraging reuse of previously
developed land.

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

Option would consolidate retail and other town centre uses in the District Centres where they
++
are most accessible by sustainable modes of transport and be of a scale that is
appropriate for their functions and position in the Town Centre Hierarchy. It would
therefore have significant positive effects on environmental objectives.
Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

0

0

++

++

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

By creating an appropriate level of
flexibility on changes of use, option
could create opportunity for higher
value employment activities from
appropriate town centre
developments.
No direct effect likely

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

Comments:

573

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct impact on range of
employment uses and sizes.
Option could result in the provision
of facilities encouraging tourism,
eg shops and supporting non-retail
uses such as A3 and A4 uses.
No effect.

+

+

+

0

0

0

0

0

0

+

+

+

No direct effect.

Option could have a positive impact by creating the framework to enable a wider range of
developments to come forward which would assist the local economy.

Alternative Option 3: Greater flexibility for changes of use from A1
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

No direct effect.

574

2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

By encouraging appropriate
balance of uses in the district
centres, option is likely to lead to a
positive or at least neutral impact.

0/+

0/+

+

+

+

-

-

-

0

0

0

0

0

0

0/+

Greater opportunities for
community facilities and other town
centre uses within the district
centres increases their
accessibility

Loss of retail facilities could
improve vitality of centres through
introduction of other town centre
uses but could undermine viability

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would be
expected to contribute either onsite or off-site to open space in any
case.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility, but loss of retail frontage could undermine vitality and viability

575

Assessment of Effect
Objective
Sustainability

6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Concentration of retail and
community facilities and other town
centre uses within district centres
increases their accessibility

1. Open space lost to
development
2. New open space created as a
result of development

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

++

++

++

0

0

0

0

0

0

Comments:

No effect.

No effect.

Policy promotes development
which is of scale and character to
compliment the function of the
District Centres.

Any potential harmful impact of individual schemes on the
townscape could be assessed, minimised and mitigated as
part of the development management process.
+

+

+
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areas of
designated
importance
1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

No direct effect. Where
development is in or adjacent to
conservation areas, protection and
enhancement would be required.

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

13

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

The policy option aims to
concentrate retail and town centre
uses in specific existing developed
areas, encouraging reuse of
previously developed land.

11

12

To conserve &
where appropriate
enhance the
historic
environment

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

0

0

0

Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
existing building and construction material to minimise waste.
0

0

0

0

0

0

++

++

++

No direct effect.

Policy option will consolidate retail and other town centre uses in existing developed areas
where they are most accessible by sustainable modes of transport.

No listed buildings are located in any of the District Centres.
Flackwell Heath District Centre adjoins The Common Flackwell
Heath Conservation Area.
Bourne End District Centre is near Abbotsbrook Conservation
Area.
Any effect of individual schemes would be dependent on scale
and design details of the scheme. However any potential
harmful impact could be assessed, minimized and mitigated
through the development management process.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.
0

0

0

++

++

++
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Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

19

20

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector
To develop &
maintain a skilled
workforce to
support long-term
competitiveness of
the District
To reduce levels of
social
polarisation &
levels of
deprivation

Assessment of Effect
Indicators

Nature of Effect

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Loss of retail within the district
centres could undermine the
viability of centres and retail
employment, although other uses
could provide employment

1. Jobs: labour force

No direct effect likely.

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

1. % of pop. in worst super output
areas
2. Working age population in
employment
2. Unemployed for more than 1yr

Loss of retail within the district
centres could undermine the
viability of centres and retail
employment, although other uses
could provide employment

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

-

-

-

0

0

0

0

0

0

Comments:

No effect.

No direct effect.
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Potential effect of Option on Economic Objectives:
Loss of retail development within the district centres could risk undermining their viability and
therefore have negative effects on economic objectives.

-

-

-

Alternative Option 4 – No loss of A1 permitted
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect.

1. Crimes per 1,000 pop

By encouraging retail uses in

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+/0

+/0

+/0

-

-

-

appropriately central locations,
option is likely to lead to a positive
or at least neutral impact.
1. % residents within 500m of
services/facilities

Restricting loss of retail facilities
maintains their accessibility, but
opportunities for other community
facilities would be restricted
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& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Restricting loss of retail facilities
could reduce vitality of centres
through vacant or run-down shops
and restrictions in opportunities for

-

-

-

0

0

0

-

-

-

other town centre uses
1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect on open space deficiency
– new developments would be
expected to contribute either onsite or off-site to open space in any
case.
Existing green space would
continue to be protected under
separate policies.

Potential effect of Option on Social Objectives:
Policy option continues to focus retail development in specific areas to maintain vitality and
accessibility, but failure to cater adequately for other services could undermine these
objectives

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.

580

7

8

9

10

11

building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

To conserve &
where appropriate
enhance the
historic
environment

3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed

Would force other town centre
uses to less accessible locations.
-

-

-

0

0

0

0

0

0

No effect.

No effect.

Policy option promotes
development which is
of scale and character to
compliment
the function of the town centres

Any potential harmful impact of individual schemes on the
townscape could be assessed, minimised and mitigated as
part of the development management process.
+

+

+

No direct effect. Where
development is in or adjacent to
conservation areas, protection and
enhancement would be required.
0

0

0

No listed buildings are located in any of the District Centres.
Flackwell Heath District Centre adjoins The Common Flackwell
Heath Conservation Area.
Bourne End District Centre is near Abbotsbrook Conservation
Area.
Any effect of individual schemes would be dependent on scale
and design details of the scheme. However any potential
harmful impact could be assessed, minimized and mitigated
through the development management process.
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Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect.

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

13

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

The policy option aims to
concentrate retail uses in specific
existing developed areas,
encouraging reuse of previously
developed land.

12

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

Amount of construction waste going to landfill would depend
on the specific development. Should encourage re-use of
existing building and construction material to minimise waste.
0

0

0

0

0

0

++

++

++

No direct effect.

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Policy option will consolidate retail uses in existing developed areas where they are most
accessible by sustainable modes of transport but could divert other town centre uses to less
sustainable locations

0

0

0

0

0

0

Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:

582

16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force
To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Policy option would maintain and
encourage retail but failure to
provide adequately for other uses
could undermine vitality and
viability of the district centre.

-

-

-

0

0

0

-

-

-

0

0

0

0

0

0

-

-

-

No direct effect likely.

Policy option would maintain and
encourage retail but failure to
provide adequately for other uses
could undermine vitality and
viability of the district centre.
No effect.

No direct effect.

Policy option promotes retail uses which can have a positive impact on the economy within the
existing District Centres but restricting other uses could undermine their vitality and viability.
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Policy DM10 Thresholds for the Assessment of Schemes for Town Centre Impact
Preferred Option: Tiered thresholds for impact on different types of Centre in the District
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities

Comments:

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No effect.

1. Crimes per 1,000 pop

By providing a check against a
range of schemes which could
have a significant adverse impact
on designated centres and thereby
maintaining an appropriate mix of
uses in these centres, option is
likely to lead to a positive impact.
Option would provide a check
against less accessible
developments.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

+

+

+

584

& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage an
appropriate range further
development within centres
thereby consolidating existing
settlements.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect.

+

+

+

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would ensure that developments in out-of-centre locations which could have the
potential to have a significant adverse impact on designated centres are subject to a
robust test to assess their impacts on such centres. Under this option, this policy
approach would function over an appropriate balance of developments. The option
would therefore assist in maintaining the vitality and viability of these centres.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.

585

7

8

9

10

renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that

sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Option likely to provide a check
against developments in less
accessible locations.

+

+

+

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No effect.

No effect.

No effect.

No effect. Where development is in
or adjacent to conservation areas,
protection and enhancement would
be required under other policies.

No effect.
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has not been
recycled or
composted

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.

Option likely to provide a check
against large-scale commercial
developments on greenfield land.

0

0

0

+

+

+

0

0

0

+

+

+

No effect.

Option likely to assist in ensuring that proposals for development in out-of-centre locations are
thoroughly appraised for their impacts where appropriate.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

Option could make it more difficult
for a wider range of businesses to
locate in out-of-centre locations;
however, it could encourage
businesses to set up in locations
within designated centres.
Option would have no direct effect
on the labour force.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:

587

employment

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Option could help the tourism
sector by providing protection for
the District’s town centres ensuring
they stay vital and viable, and
encouraging people to visit the
tourist attractions located in these
centres.
No effect.

+

+

+

0

0

0

0

0

0

+

+

+

No effect.

Option likely to create barriers for businesses who wish to locate in out-of-centre locations.
However it is likely to help provide appropriate protection for designated centres,
ensuring that they maintain vitality and viability.

588

Alternative Option 1 – Retain the national threshold in PPS4 of 2,500m2
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

2

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work

3

To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Comments:

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No effect.

1. Crimes per 1,000 pop

By providing a check against large
schemes which could have a
significant adverse impact on
designated centres and thereby
maintaining an appropriate mix of
uses in these centres, option is
likely to lead to a positive or at
least neutral impact.
Option would provide a check
against less accessible
developments.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0/+

0/+

0/+

+

+

+

589

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage an
appropriate range of further
development within centres
thereby consolidating existing
settlements.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect.

+

+

+

0

0

0

0/+

0/+

0/+

Potential effect of Option on Social Objectives:
Option would ensure that developments in out-of-centre locations which could have the
potential to have a significant adverse impact on designated centres are subject to a
robust test to assess their impacts on such centres. – however medium-sized
proposals would not be subject to such a check. The option would therefore only
provide some degree of assistance in maintaining the vitality and viability of these
centres.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.

590

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Option likely to provide some
degree of check against
developments in less accessible
locations.

0/+

0/+

0/+

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No effect.

No effect.

No effect.

No effect. Where development is in
or adjacent to conservation areas,
protection and enhancement would
be required under other policies.

No effect.

591

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.

Option likely to provide a check
against large-scale commercial
developments on greenfield land.

0

0

0

0/+

0/+

0/+

0

0

0

0

0

0

No effect.

Option only likely to assist in ensuring that large proposals for development built in out-ofcentre locations are thoroughly appraised for their impacts.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

Option could make it more difficult
for a large businesses to locate in
out-of-centre locations; however, it
could encourage businesses to set
up in locations within designated
centres.
Option would have no direct effect
on the labour force.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:

592

18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Option could help the tourism
sector by providing some degree
of protection for the District’s town
centres ensuring they stay vital
and viable, and encouraging
people to visit the tourist
attractions located in these
centres.
No effect.

0/+

0/+

0/+

0

0

0

0

0

0

0/+

0/+

0/+

No effect.

Option likely to create barriers for businesses who wish to locate large schemes in out-ofcentre locations. However it is likely to help provide some degree of protection for
designated centres, ensuring that they maintain vitality and viability.

593

Alternative Option 2 – Adopt a higher threshold – in the range of 3,000-5,000m2
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Comments:

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No effect.

1. Crimes per 1,000 pop

Option could allow large out-ofcentre schemes which could have
an adverse impact on the
designated centres. Therefore
likely to lead to a negative or
neutral impact.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0/-

0/-

0/-

0

0

0

Option would provide little check
against less accessible
developments.

594

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Option would risk allowing a scale
of out-of-centre development
which could cause harm to
designated centres and thereby
damage sense of community
identity and welfare.
No effect.

0/-

0/-

0/-

0

0

0

0/-

0/-

0/-

Potential effect of Option on Social Objectives:
Option would provide little check against large developments in out-of-centre locations which
could have the potential to have a significant adverse impact on designated centres.
The option would therefore provide little assistance in maintaining the vitality and
viability of these centres, and could risk allowing developments which ultimately
damage vitality and viability.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No effect.

595

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Option would provide little check
against developments in less
accessible locations.

0/-

0/-

0/-

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No effect.

No effect.

No effect.

No effect. Where development is in
or adjacent to conservation areas,
protection and enhancement would
be required under other policies.

No effect.

0
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13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No effect.
0
Option likely to provide little check
against large-scale commercial
developments on greenfield land.

0

0

0/-

0/-

0/-

0

0

0

0/-

0/-

0/-

No effect.

Option unlikely to assist inensuring that developments built in out-of-centre locations are
appraised for their impacts.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

Nature of Effect

Option would not create barriers
for large businesses to locate in
out-of-centre locations; however, it
would not positively encourage
businesses to set up in locations
within designated centres.
Option would have no direct effect
on the labour force.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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18

To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Option unlikely to assist the
tourism sector as it would loosen
policy protection for the District’s
town centres, thereby risking harm
to the vitality and viability of
centres through fewer people
visiting these centres.
No effect.

0/-

0/-

0/-

0

0

0

0

0

0

0

0

0

No effect.

Option reduces barriers for businesses, but also loosens the degree of policy protection for
designated centres, meaning that it risks harming their vitality and viability.
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Alternative Option 3 – Adopt a lower threshold across the District (of 200m2)
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Comments:

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No effect.

1. Crimes per 1,000 pop

By providing a check against all
schemes which could have a
significant adverse impact on
designated centres and thereby
maintaining an appropriate mix of
uses in these centres, option is
likely to lead to a positive impact.
Option would provide a check
against less accessible
developments.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

+

+

+
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Option would encourage further
development within centres
thereby consolidating existing
settlements.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No effect.

+

+

+

0

0

0

+

+

+

Potential effect of Option on Social Objectives:
Option would ensure that developments in out-of-centre locations which could have the
potential to have a significant adverse impact on designated centres are subject to a
robust test to assess their impacts on such centres.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods

Option likely to provide a check
against developments in less
accessible locations.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

Comments:
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the environment

8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &

5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No effect.

1. Open space lost to
development
2. New open space created as a
result of development

No effect.

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No effect.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No effect. Where development is in
or adjacent to conservation areas,
protection and enhancement would
be required under other policies.

1. Areas of contaminated land.
2. Loss of agricultural land

No effect.

No effect.
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quality
1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Option likely to provide a check
against commercial developments
on greenfield land.

+

+

+

0

0

0

+

+

+

No effect.

Option likely to assist in ensuring that most proposals for development in out-of-centre
locations are thoroughly appraised for their impacts.

Predicted Effects
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Option could be onerous for
businesses who want to locate in
the District, even where they are
proposing relatively small-scale
schemes.
Option would have no direct effect
on the labour force.

Option could help the tourism
sector by providing protection for
the District’s town centres ensuring
they stay vital and viable, and
encouraging people to visit the

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

-

-

-

0

0

0

0/-

0/-

0/-

Comments:

602

1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

tourist attractions located in these
centres. However, by creating
more barriers to businesses, it
could create more onerous
requirements for businesses
including in the tourism industry.
No effect.
0

0

0

0

0

0

-

-

-

No effect.

Option likely to create barriers for businesses who wish to locate in out-of-centre locations.
Even relatively small-scale businesses would be faced with more onerous policy
requirements.
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Policy DM11 Green Networks and Infrastructure
Preferred option – Policy giving protection to Green Networks and requiring development to contribute towards
improvement of networks, including on Reserve Locations for Future Development where relevant.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

Comments:

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

+

+

+

Policy seeks to enhance green
infrastructure and improve
accessibility to, and quality of open
space.

604

facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Better accessibility and linkages
may impact on community use of
network.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Improved access and ability to
move between spaces via walking
or cycling will have a positive
impact upon health.

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
Overall positive effect on social objectives due to promoting, enhancing and increasing green
infrastructure network, and associated social benefits.

+

+

+

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No direct effect

605

conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction

No direct effect
0

0

0

0

0

0

No direct effect

Policy seeks to improve linkages
within network (including, where
appropriate, on Reserve Locations
for Future Development), which
will support biodiversity as well
contributing to improving
biodiversity opportunity areas.
The policy seeks to improve
linkages within network (including,
where appropriate, on Reserve
Locations for Future
Development), which can have a
positive impact upon landscape
and townscape.

Subject to location could also directly contribute towards
improving condition of SSSIs.
+

+

+

+

+

+

0

0

0

0

0

0

No direct effect

The policy is unlikely to have a
significant impact upon the
objectives.

606

recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

waste to landfill

1. Areas of contaminated land.
2. Loss of agricultural land

No direct effect
0

0

0

0

0

0

0

0

0

+
Overall policy has a positive impact upon environmental objectives through improving
linkages and quality of the green infrastructure network
Predicted Effects

+

+

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No direct effect

No direct effect

Assessment of Effect
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:

No direct effect

No direct effect
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1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct effect
0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

No direct effect

The policy is unlikely to have a significant direct impact upon economic objectives

Alternative Option – no policy
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Nature of Effect

Comments:

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

No direct effect
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2

3

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

4

Encourage a
sense of
community
identity & welfare

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

No direct effect

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

No direct effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No direct effect

Potential effect of Option on Social Objectives:
Overall neutral effect on social objectives.
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Assessment of Effect

609

6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No direct effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

No direct effect

1. Open space lost to
development
2. New open space created as a
result of development

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

-

-

-

-

-

-

No direct effect
.

No policy reduces opportunities to
support and increase biodiversity

No policy reduces opportunities to
improve linkages and overall
impact on open space
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importance

11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect

1. Areas of contaminated land.
2. Loss of agricultural land

No direct effect

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

No direct effect

No direct effect

Overall negative impact on environmental objectives due to loss of opportunities to enhance
and create links in network.
Objective
Indicators
Predicted Effects
Sustainability
Nature of Effect
Assessment of Effect

Comments:
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16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
To encourage a
1. Diversity of economy
diverse economy
2. % jobs in tourism sector
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

No direct effect

No direct effect

No direct effect
0

0

0

0

0

0

0

0

0

0

0

0

Could result in missed opportunities to enhance open spaces
and their biodiversity. No potential for a positive effect on
tourism.

No direct effect

No direct effect

Lack of this policy is unlikely to have a significant direct impact upon economic objectives.
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Policy DM12 Green Spaces
Preferred option – Policy giving protection to green spaces
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect

1. Crimes per 1,000 pop

No direct effect

1. % residents within 500m of
services/facilities

Comments:

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

+

+

+

Policy protects green spaces and
seeks to improve accessibility to
new open space.
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Protection of green space may
encourage community interaction
and integration.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy promotes an
environment where great
emphasis is placed upon the need
for quality open spaces and
landscapes that are conducive to a
better quality of life for local
residents.

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
+

+

+

Overall positive effect on social objectives due to protecting spaces that have potential to
contribute towards achieving access, community welfare and health objectives
Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No direct effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods

No direct effect

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:

614

the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect

The policy seeks to protect spaces
that have the potential to benefit
existing areas of nature
conservation importance and
facilitate wildlife movement along
green corridors.

0

0

0

+

+

+

+

+

+

?

?

?

0

0

0

Green spaces contribute towards
both urban and rural landscapes.

Unclear effect

The policy is unlikely to have a
significant impact upon the
objectives.
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13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No direct effect
0

0

0

?

?

?

+

+

+

+

+

+

Could encourage the use of
previously developed land extent
to which this will occur is likely to
depend on other policies.

Retention of green spaces that
might otherwise be developed
means protection of areas for
water to permeate and dissipate.
Potential to reduce overland flow
and run-off.

The policy has a positive impact upon environmental objectives by avoiding loss of natural
settings/landscapes and retaining open space and green infrastructure.

Predicted Effects
Assessment of Effect
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.
The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

Comments:
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1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a significant direct impact upon the objectives, although
maintaining open spaces may have a positive effect on tourism.

0

0

0

0

0

0

0

0

0

Alternative option – no protection of green spaces
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

2

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register
1. Crimes per 1,000 pop

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

?

?

?

Development of green spaces may
provide opportunities for residential
development

Unsure of effect
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3

To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

4

Encourage a
sense of
community
identity & welfare

5

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % residents within 500m of
services/facilities

Unsure of effect

May reduce accessibility to open space, although development
could offer opportunities for development of other facilities.

?

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Unsure of effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

May reduce opportunities for

?

?

?

?

?

-

-

-

0

0

0

Loss of open spaces could have effect on sense of community
identity, dependent on location and value to the local
community.

outdoor recreation

Potential effect of Option on Social Objectives:
Overall neutral effect on social objectives due to increased opportunities for development for
housing or community facilities, but reduced opportunities for recreation and community
identity

Assessment of Effect
Objective
Sustainability

Indicators

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:
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6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

11

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

New buildings will have to be built

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Green spaces are concentrated in
existing settlements means that
they are in accessible locations

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled

to new standards for energy
efficiency and carbon reduction.
++

++

++

+

+

+

Unsure of effect

Dependent on location, development of green space could
have implications for water supply
?

?

?

-

-

-

-

-

-

?

?

?

Could lead to indirect effect if
adjacent to designated areas and
reduce wildlife movement along
green corridors
Could lead to loss of areas of
landscape and townscape
character

Unsure of effect

Dependent on location, development of open space could
have implications for the historic environment
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historic
environment

12

13

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No direct effect

0

0

0

0

0

0

No direct effect

Providing open land for developed

Extent of effect is dependent on amount of green space
developed

discourages re-use of previously

-

developed land

16

To encourage
economic growth
& competitiveness

-

Unsure of effect

Effect would be dependent on the location of any development
and its relationship with the identified Flood Zones.

Overall negative impact due to impact on biodiversity, landscape and loss of green spaces
outweighing benefits of developments meeting policy requirements and accessibility of sites.
Predicted Effects
Objective
Sustainability

-

?

?

?

-

-

-

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

Comments:

Development of open spaces may
provide opportunities for
employment-generating
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development.
1. Jobs: labour force
To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct effect
0

0

0

?

?

?

0

0

0

0

0

0

+

+

+

Unsure of effect

The policy option is unlikely to
have a
significant impact upon the
objectives.

The policy option is unlikely to
have a
significant impact upon the
objectives.

Although development of open spaces may provide opportunities for employment-generating
development it may have a negative effect on outdoor recreation and tourism.
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Policy DM13 Conservation and Enhancement of Sites, Habitats and Species of Biodiversity and Geodiversity Importance

Preferred Option
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

+

+

+

Sometimes areas of natural and semi-natural habitat close to
residential areas are perceived to lead to an increased
incidence of anti-social activity. Can be minimised through
measures such as education, community involvement and
changes to site management.

Policy protects sites, habitats and
species of ecological importance,
in turn this will result in the
protection of areas important for
health, recreation, education and
spiritual well-being.
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy may have a minor
positive effect through protection of
areas used and valued by
communities and community
groups.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Policy protects sites, habitats and
species of ecological importance,
which in turn will result in the
protection of areas of natural and
semi-natural green space
important for recreation and mental
well-being.
.

+

+

+

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
The policy will be promoting the conservation and enhancement of sites and habitats many of
which are used by the community. These areas bring benefits to health, well-being and
community cohesion.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility

The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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transport to reduce
negative effects on
the environment

8

9

10

11

12

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

The policy is unlikely to have a
significant impact upon the
objectives.
0

The policy seeks to protect areas
and species of nature conservation
importance and where possible
enhance sites or habitats.
A byproduct of the protection of
areas of nature conservation
importance will be the
conservation and enhancement of
spaces which are key to the
landscape and townscape
character of the District.

A byproduct of the protection of
areas of nature conservation
importance will be the
conservation of the historic
environment

0

0

++

++

++

++

++

++

+

+

+

0

0

0

Policy will ensure a strategy for development which may
impact on important sites, habitats and species to be
assessed, and impacts minimized by mitigation and
compensation where required.Enhancement will be provided
where possible.

The policy is unlikely to have a
significant impact upon the
objectives.
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1. Areas of contaminated land.
2. Loss of agricultural land

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land

1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
15
groundwater and localised
floods
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To reduce the risk
of flooding (in
relation to both
new & existing
development)

Protection of habitats and sites,
many of which are areas of
farmland which are not intensively
farmed, will have a positive impact
with regard to conserving soil
resources and quality.

+

+

+

The policy is unlikely to have a
significant impact upon the
objectives.
0

0

0

0

0

0

++

++

++

The policy is unlikely to have a
significant impact upon the
objectives.

This policy has a positive impact on environmental objectives by conserving biodiversity
resources, natural settings/landscapes and retaining open space and green infrastructure.

By conserving areas of nature conservation this policy may
focus development upon potential brownfield sites, although
the extent to which this will occur is likely to depend on other
policies. This policy, in some cases, does allow for
development to occur where compensation can be secured to
achieve a net overall gain in biodiversity.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.
The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Protection and enhancement of nature conservation areas may have a positive effect on
tourism, e.g. Chiltern beech woods and by helping attract businesses to the area.

0

0

0

0

0

0

0

0

0

0

0

0

Protection and enhancement of nature conservation areas
may have a positive effect on tourism, e.g. Chiltern beech
woods and by helping attract businesses to the area.

Given that the Council is required by law and national planning policy to protect nature conservation sites, a ‘no policy’ option is
considered unrealistic, and therefore has not been appraised.
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Policy DM14 Biodiversity in Development
Preferred Option: Development required to maximise biodiversity; requirements for ecological surveys where biodiversity
interest identified.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

Policy promotes a net gain in
biodiversity through for example
creation of new areas of habitat or
wildlife corridor features which will
in turn provide areas important for
health, recreation, education and
spiritual well-being.
.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

+

+

+

Sometimes areas of natural and semi-natural habitat close to
residential areas are perceived to lead to an increased
incidence of anti-social activity. Minimise through measures
such as education, community involvement and changes to
site management.
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& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy may have a minor
positive effect through provision of
spaces for nature within
developments which are used and
valued by the local community and
community groups

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Potential to preserve open spaces
and corridors which are rich in
biodiversity and create new areas
within developments which may be
used for walking, cycling etc. and
improve physical and mental
health

+

+

+

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
The policy promotes the retention and creation of biodiversity rich open spaces and
improvements to the management of those spaces, thus potentially improving health and
providing a better quality of environment for local residents.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

The policy is unlikely to have a
significant impact upon the
objectives.
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& energy
conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

The policy is unlikely to have a
significant impact upon the
objectives.

Some potential to facilitate cycling and walking
0

0

0

The policy is unlikely to have a
significant impact upon the
objectives

Impacts more directly related to Policy DM14 below

0

The policy seeks to protect areas
important for biodiversity and
facilitate wildlife movement along
green corridors. It seeks to
improve existing habitats and
facilitate the creation of new ones.
The policy aims to protect and
maintain areas for biodiversity and
create new habitats, as a
consequence of this areas of
landscape value and those integral
to the character of the settlements
will be protected and enhanced.

Maintaining existing habitats will
help to ensure that historic
environments are maintained

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

++

++

++

++

++

++

+

+

+

0

0

0

The habitats protected and created by this policy will support
and buffer the important sites and habitats protected by Policy
DM12 as well as providing opportunities for increased
biodiversity in developed areas

629

from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Protection of natural habitats is
likely to have a positive impact with
regard to conserving soil resources
and quality.

+

+

Density of housing may be lower if more areas are retained for
nature.

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

+

+

+

++

++

++

Retention of habitats that might
otherwise be developed means
protection of areas for water to
permeate and dissipate. Potential
to reduce overland flow and runoff.

This policy has a positive impact on environmental objectives by avoiding loss of habitats and
the creation of new ones. As a consequence there will be positive impacts on issues such as
biodiversity, landscape, open spaces, flooding etc.

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.
The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Conservation and enhancement of biodiversity in developments may have a positive effect on
tourism and attractiveness of an area to business.

0

0

0

0

0

0

0

0

0

0

0

0

Conservation and enhancement of biodiversity in
developments may have a positive effect on tourism and
attractiveness of an area to business.

Alternative Option 1 - Less onerous approach – development not required to maximise biodiversity
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

5

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

0

0

0

0

0

0

-

-

-

0

0

0

0

0

0

The policy is unlikely to provide
opportunities therefore negative
impact on the objectives –
maintenance of existing position
only.
.

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy is unlikely to have a
significant impact upon the
objectives – maintenance of
existing position only.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy is unlikely to have a
significant impact upon the
objectives.
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Potential effect of Option on Social Objectives:
The policy is unlikely to have a significant positive impact on the objectives – maintenance of
existing position only.

0

0

0

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Some potential to facilitate cycling and walking
0

0

0

The policy is unlikely to have a
significant impact upon the
objectives

Impacts more directly related to Policy DM14 below

0

The policy is likely to have a
positive impact on the objectives –
but mainly through maintenance of
existing biodiversity only.

Comments:

0

0

Limited opportunities for increased biodiversity in developed
areas
+

+

+
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

The policy is unlikely to have a
significant positive impact on the
objectives – maintenance of
existing position.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Maintaining existing habitats will
help to ensure that historic
environments are maintained

1. Areas of contaminated land.
2. Loss of agricultural land

The policy is unlikely to have a
significant impact upon the
objectives.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

+

+

+

0

0

0

0

0

0

0

0

0

0

0

0

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.
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Potential effect of Option on Environmental Objectives:
Option has a positive impact on environmental objectives by avoiding loss of existing habitats
but may not necessarily involve the creation of new ones.

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.
The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Conservation of features of importance for biodiversity on development sites may have a
positive effect on tourism and attractiveness of an area to business.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Comments:

Conservation of features of importance for biodiversity on
development sites may have a positive effect on tourism and
attractiveness of an area to business.
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Policy DM15 Protection and Enhancement of River and Stream Corridors
Preferred Option: Protection for watercourses and associated corridors; opportunities for deculverting to be actively
pursued; 10m buffer required with landscaping and ecological management plan for this buffer.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Developments which maximise the assets that can be
provided by river corridors deliver a more attractive and
appealing environment for new homes

0

0

0

0

0

0

+

+

+

Sometimes areas of natural and semi-natural habitat close to
residential areas are perceived to lead to an increased
incidence of anti-social activity. Minimise through measures
such as education, community involvement and changes to
site management.

Policy promotes river corridors
which can provide areas important
for health, recreation, education
and spiritual well-being

637

& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy may have a minor
positive effect through protection of
open spaces used and valued by
communities and community
groups

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Potential to preserve open spaces
and corridors which are rich in
biodiversity and create new areas
within developments which may be
used for walking, cycling etc. and
improve physical and mental
health

+

+

+

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
The policy promotes the retention, improvement and creation of river corridors which have the
potential to deliver benefits to health and well-being, and provide a better quality of
environment for local communities.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

The policy is unlikely to have a
significant impact upon the
objectives.
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conservation

7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

The policy is unlikely to have a
significant impact upon the
objectives.

This policy will secure
improvements to water courses
and water bodies through the use
of management plans and the
creation of new habitats

The policy seeks to protect areas
of biodiversity and facilitate wildlife
movement along river and stream
corridors. It seeks to retain and
improve existing habitats and
facilitate the creation of new ones.
A byproduct of the protection of
river and stream corridors will be
the conservation and
enhancement of spaces which are
key to the landscape and
townscape character of the
District.

•A byproduct of the protection of
river corridors will be the
conservation of the historic
environment.
The policy is unlikely to have a
significant impact upon the
objectives.

Some potential to facilitate cycling and walking
0

0

0

+

+

+

++

++

++

++

++

++

+

+

+

0

0

0

The habitats protected and created by this policy will support
and buffer the important sites and habitats protected by Policy
DM12 as well as providing opportunities for increased
biodiversity in developed areas
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from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

Protection of river corridors is likely
to have a positive impact with
regard to conserving soil resources
and quality.

+

+

Density of housing may be lower on a site if more land is
required for the provision of a river corridor

The policy is unlikely to have a
significant impact upon the
objectives.

Protection of river corridors is likely
to minimise the risk of flooding, for
example allowing more room for
natural river processes, reduction
of overland flow from
developments near rivers/streams
and allowing access for
maintenance of river channels.

+

0

0

0

++

++

++

++

++

++

Potential effect of Option on Environmental Objectives:
This policy has a positive impact on environmental objectives by providing benefits to the
physical river environment, wildlife associated with watercourses and their corridors,
landscape and townscape character, and water cycle processes.

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:
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1. Jobs: labour force
To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

Conservation and enhancement of river corridors may have a
positive effect on the attractiveness of areas to businesses.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Conservation and enhancement of river corridors may have a positive effect on the
attractiveness of areas to businesses.

0

0

0

0

0

0

0

0

0

0

0

0

Alternative option 1 - Less protection for corridor (Less onerous requirements from developers/more flexible protection
for the river corridor in part 1 of policy)
Predicted Effects
Assessment of effect
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
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1

2

3

4

5

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

The policy is less likely to have a
positive impact upon the
objectives.

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy is unlikely to have a
significant impact upon the
objectives.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy is less likely to have a
positive impact on the objectives
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Potential effect of Option on Social Objectives:
If adverse impacts on the functions of a river corridor are not avoided, there are less likely to
be positive effects on social objectives.

0

0

0

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

-

-

-

Comments:

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives. Maintenance of
biodiversity interest of the river
corridor is less likely
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10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

1. Open space lost to
development
2. New open space created as a
result of development

Enhancement of townscape and
landscape less likely

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

The policy is unlikely to have a
significant impact upon the
objectives.

1. Areas of contaminated land.
2. Loss of agricultural land

The policy is unlikely to have a
significant impact upon the
objectives.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

0

0

0

0

0

0

0

0

0

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Density of housing may be greater on a site if less land is
required for the provision of a river corridor
0

0

0

0

0

0
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Potential effect of Option on Environmental Objectives:
If adverse impacts on the functions of a river corridor are not avoided, there are unlikely to be
positive effects on environmental objectives.

-

-

-

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.
The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

If adverse impacts on the functions of a river corridor are not avoided, there are unlikely to be
positive effects on economic objectives.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Comments:
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Alternative Option 2 – Alternative option excluding deculverting requirements of policy
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

The policy is unlikely to have a
significant impact upon the
objectives.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Long
term
(post
2023)
Developments which maximise the assets that can be
provided by river corridors deliver a more attractive and
appealing environment for new homes

0

Policy promotes river corridors
which can provide areas important
for health, recreation, education
and spiritual well-being. Positive
effects in the town centre will be
reduced if opportunities for
deculverting are not actively
pursued.

Med
term
(to
2023)

0

0

0

0

0

+

+

+

Sometimes areas of natural and semi-natural habitat close to
residential areas are perceived to lead to an increased
incidence of anti-social activity. Minimise through measures
such as education, community involvement and changes to
site management.
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy may have a minor
positive effect through protection of
open spaces used and valued by
communities and community
groups

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Potential to preserve open spaces
and corridors which are rich in
biodiversity and create new areas
within developments which may be
used for walking, cycling etc. and
improve physical and mental
health. Positive effects in the town
centre will be reduced if
opportunities for deculverting are
not actively pursued.

+

+

+

+

+

+

+

+

+

Potential effect of Option on Social Objectives:
The policy promotes the retention, improvement and creation of river corridors which have the
potential to deliver benefits to health and well-being, and provide a better quality of
environment for local communities. The potential overall effects of this option as compared to
the preferred option will be reduced, particularly in the town centre, if opportunities for
deculverting are not actively pursued.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

The policy is unlikely to have a
significant impact upon the
objectives.
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7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy

The policy is unlikely to have a
significant impact upon the
objectives.

This policy will secure
improvements to water courses
and water bodies through the use
of management plans and the
creation of new habitats. This will
be of more limited extent if
opportunities in the town centre for
deculverting are not actively
pursued.
The policy seeks to protect areas
of biodiversity and facilitate wildlife
movement along river and stream
corridors. It seeks to retain and
improve existing habitats and
facilitate the creation of new ones.
Positive effects in the town centre
will be reduced if opportunities for
deculverting are not actively
pursued.
A byproduct of the protection of
river and stream corridors will be
the conservation and
enhancement of spaces which are
key to the landscape and
townscape character of the
District. Opportunities to enhance
the townscape of High Wycombe
will be reduced if opportunities for
deculverting here were not actively
pursued.
•A byproduct of the protection of
river corridors will be the
conservation of the historic
environment.
The policy is unlikely to have a
significant impact upon the

Some potential to facilitate cycling and walking
0

0

0

+

+

+

The habitats protected and created by this policy will support
and buffer the important sites and habitats protected by Policy
DM12 as well as providing opportunities for increasing
biodiversity in developed areas.
+

+

+

+

+

+

+

+

+

0

0

0
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through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

14

To improve the
efficiency of land
use through the reuse of previously
developed land

15

To reduce the risk
of flooding (in
relation to both
new & existing
development)

recovery
2. % of demolition/ construction
waste to landfill

objectives.

1. Areas of contaminated land.
2. Loss of agricultural land

Protection of river corridors is likely
to have a positive impact with
regard to conserving soil resources
and quality.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
&3
2. Properties affected by fluvial,
groundwater and localised
floods
3. Frequency of Fluvial floods

+

+

+

Density of housing may be lower on a site if more land is
required for the provision of a river corridor

The policy is unlikely to have a
significant impact upon the
objectives.

0

0

0

+

+

+

+

+

+

Protection of river corridors is likely
to minimise the risk of flooding, for
example by allowing more room for
natural river processes, reduction
of overland flow from
developments near rivers/streams
and allowing access for
maintenance of river channels.
This will not be the case if
opportunities for deculverting are
not actively pursued in High
Wycombe town centre.

Potential effect of Option on Environmental Objectives:
This policy has a positive impact on environmental objectives by providing benefits to the
physical river environment, wildlife associated with watercourses and their corridors,
landscape and townscape character, and water cycle processes. The potential overall effects
of the option will be reduced particularly in the High Wycombe town centre if opportunities for
deculverting are not actively pursued.
Objective
Sustainability

Indicators

Predicted Effects
Nature of Effect

Comments:

Assessment of Effect
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16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

The policy is unlikely to have a
significant impact upon the
objectives.
The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

Conservation and enhancement of river corridors may have a positive effect on the
attractiveness of areas to businesses.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Conservation and enhancement of river corridors may have a
positive effect on the attractiveness of areas to businesses.
0

0

0

0

0

0

0

0

0

0

0

0
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Policy DM16 Open space in New Development
Preferred option: District-wide minimum standard
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Requirement will improve the
quality of developments by
securing open space on site.

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.

1. % residents within 500m of
services/facilities

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Comments:
Long
term
(post
2023)

0

0

0

0

0

0

This policy could have some impact upon the provision of
housing as it requires the provision of open space on site and
may therefore reduce the amount of land available for
development.

This policy option will provide open space to be provided on a
standard basis. All categories of open space will be addressed
rather than prioritising those to meet local need.

Policy secures the provision of
open spaces where there is new
development increasing
accessibility for new and existing
residents to new and enhanced
open spaces.
++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Certain types of open space may
encourage community interaction
and integration.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy promotes an
environment
where greater emphasis is placed
upon
quality open spaces that are
conducive to a better quality of life
for local residents.

+

+

+

This policy option will provide open space to be provided on a
standard basis. All categories of open space will be addressed
rather than prioritising those to meet local need.

Access to open space provides opportunities for exercise and
healthier modes of transport, e.g. cycling.

++

++

++

Potential effect of Option on Social Objectives:
Option is likely to have significant positive effects as it will be promoting an environment
where great emphasis is placed upon the need for quality open spaces and landscapes that are
conducive to improving health and providing a better quality of life for local residents.

++

++

++

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility

Product of the policy will be
increased cycling and walking

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

Comments:

652

transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater

where new open space is created
Creation of new open spaces will
in some areas involve the opening
up and restoration of water
courses which would otherwise

++

++

+

+

+

++

++

++

+

+

+

0

0

0

remain culverted or neglected.

1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Depending upon the type of open
space provided this policy can
work in tandem with policy DM14
to enhance biodiversity within the
District.

1. Open space lost to
development
2. New open space created as a
result of development

The policy aims to secure open
spaces either on site, or where
necessary through contributions.
This will contribute positively to the
character of the District and its
landscape.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

++

Maintaining and enhancing
existing open space will ensure
that historic environments are
maintained

The policy is unlikely to have a
significant impact upon the
objectives.

653

1. Areas of contaminated land.
2. Loss of agricultural land
13

To conserve soil
resources &
quality

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Securing the provision of open
spaces on site may increase the
remediation and re-use of
contaminated land where this is
being redeveloped.

+

+

+

0

0

0

+

+

+

++

++

++

The policy is unlikely to have a
significant impact upon the
objectives.

Open spaces provide opportunities
for run-off from development to be
absorbed and can form part of
water management.

By avoiding loss of natural settings/landscapes and retain open space and green
infrastructure, option is likely to have significant positive effects on environmental objectives.

Predicted Effects
Assessment of Effect
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

Nature of Effect

The policy is unlikely to have a
significant impact upon the
objectives.
The policy is unlikely to have a
significant impact upon the
objectives.

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a significant direct impact upon economic objectives.

0

0

0

0

0

0

0

0

0

0

0

0

Alternative Option: Local standards tailored to local requirements
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Nature of Effect

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Comments:
Long
term
(post
2023)

Requirement will improve the
quality of developments by
securing open space on site.
0

0

0

This policy could have some impact upon the provision of
housing as it requires the provision of open space on site and
may therefore reduce the amount of land available for
development.
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2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

The policy is unlikely to have a
significant impact upon the
objectives.
0

1. % residents within 500m of
services/facilities

0

0

This policy option will tailor provision to local requirements –
this may mean that open space provision needs to be
prioritised depending on the key needs of a particular locality.

Policy secures the provision of
open spaces where there is new
development increasing
accessibility for new and existing
residents to new and enhanced
open spaces.
++

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Certain types of open space may
encourage community interaction
and integration.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

The policy promotes an
environment
where greater emphasis is placed
upon
quality open spaces that are
conducive to a better quality of life
for local residents.

++

++

Open space provision will be tailored to the particular needs of
a community.
+

+

+

Access to open space provides opportunities for exercise and
healthier modes of transport, e.g. cycling.

++

++

++

Potential effect of Option on Social Objectives:
Overall significant positive effect social objectives as the option would promote an
environment where great emphasis is placed upon the need for quality open spaces
and landscapes that are conducive to improving health and providing a better quality
of life for local residents.
Objective
Indicators

++

++

++

Comments:
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Sustainability

Assessment of Effect
Nature of Effect

6

7

8

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses

10

To protect &
enhance the
landscape &
townscape
character of the
District & in

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

The policy is unlikely to have a
significant impact upon the
objectives.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater

Product of the policy will be
increased cycling and walking
where new open space is created.

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

++

++

++

+

+

+

++

++

++

Creation of new open spaces will
in some areas involve the opening
up and restoration of water
courses which would otherwise
remain culverted or neglected.

1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Depending upon the type of open
space provided this policy can
work in tandem with other policies
to enhance biodiversity within the
District.

1. Open space lost to
development
2. New open space created as a
result of development

The policy aims to secure new
open spaces which will contribute
positively to the character of the
District and its landscape.
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particular, those
areas of
designated
importance

11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

No direct effect

1. Areas of contaminated land.
2. Loss of agricultural land

No direct effect

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Indicators

0

0

0

0

0

0

0

0

0

0

0

+

+

+

++

++

++

No direct effect

No direct effect

Open spaces provide opportunities
for run-off from development to be
absorbed and can form part of
water management.

Option would have significant positive effects on environmental objectives.
Objective
Sustainability

0

Predicted Effects
Nature of Effect

Comments:

Assessment of Effect
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16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
20 polarisation &
2. Working age population in
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

Short
term
(to
2018
)

Med
term
(2016
to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

No direct effect

No direct effect

No direct effect

No direct effect

No direct effect

The option is unlikely to have a significant direct impact upon economic objectives.
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Policy DM17 Planning for Flood Risk Management
Preferred Option: Requirements as set out in document for developments proposed in Flood Risk Zones 2 or 3
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect

1. Crimes per 1,000 pop

No direct effect

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)
Measures to reduce flood risk are unlikely to reduce the supply
of land for housing.

0

0

0

0

0

0

0

0

0

No direct effect

660

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

No direct effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No direct effect

0

0

0

0

0

0

0

0

0

Potential effect of Option on Social Objectives:
Reducing flood risk is unlikely to have a direct effect on social objectives.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

No direct effect

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road

No direct effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:

661

8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Measures to reduce flood risk are

1. Open space lost to
development
2. New open space created as a
result of development

Unsure of effect.

likely to have a positive effect on
the quality of water sources.

+

+

+

0

0

0

No direct effect.

Effect will depend on location and form of means of reducing
flood risk.

?

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

1. Areas of contaminated land.
2. Loss of agricultural land

?

?

Unsure of effect

Effect will depend on location and form of means of reducing
flood risk.
?

?

?

0

0

0

?

?

?

No direct effect

Unsure of effect

Effect will depend on location and form of means of reducing
flood risk
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1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

No direct effect
0

0

0

++

++

++

++
Option would be likely to have significant positive effect on environmental objectives as
measures to reduce flood risk will also provide opportunities to safeguard water
quality.
Predicted Effects

++

++

Objective
Sustainability

16

17

18

19

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant
& sustainable
tourism sector
To develop &
maintain a skilled
workforce to
support long-term

Seeks to reduce flood risk.

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

1. % population with no NVQ Level 2
equivalent qualification or above

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

Comments:

No direct effect likely.

No direct effect likely.

No direct effect likely.

No direct effect likely.
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competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct effect likely.

Option is unlikely to have a direct effect on economic objectives.

0

0

0

0

0

0

Alternative Option: No policy
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

No direct effect

1. Crimes per 1,000 pop

No direct effect

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

No direct effect
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opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

No direct effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Absence of policy could allow for
developments to be built in areas
of flood risk, thereby increasing the
risk of negative effects on the
health and well-being of the
population.

0

0

0

-

0

--

Potential effect of Option on Social Objectives:
Absence of policy could risk allowing developments which cause harm to health and safety of
the population.

0

-

--

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

No direct effect
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7

8

9

10

potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy

generation from renewable
sources.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

1. Open space lost to
development
2. New open space created as a
result of development

No direct effect
0

0

0

0/-

0/-

0/-

0

0

0

Absence of measures to reduce
flood risk are likely to have a
neutral or negative effect on the
quality of water sources.

No direct effect.

Unsure of effect.

Effect will depend on location.

?

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

?

?

Unsure of effect

Effect will depend on location.
?

?

?

0

0

0

No direct effect
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from waste that
has not been
recycled or
composted

13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Unsure of effect

Effect will depend on location
?

?

?

0

0

0

--

--

--

--

--

--

No direct effect

Absence of policy would increase
the risk of developments being
built which are subject to flood risk.

Option would be likely to have significant negative effect on environmental objectives due to
the absence of a policy measure to reduce flood risk.
Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,
population &
employment

18

To encourage a
diverse economy

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

Comments:

No direct effect likely.

No direct effect likely.

No direct effect likely.
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including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
deprivation
2. Unemployed for more than 1yr
Potential effect of Option on Economic Objectives:

No direct effect likely.
0

0

0

0

0

0

0

0

0

No direct effect likely.

Option is unlikely to have a direct effect on economic objectives.
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Policy DM18 Carbon Reduction and Water Efficiency
Preferred option: Requirements for carbon reduction as set out in policy, applying to developments of 1 home or 100 sq m
or more
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register
1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

0

0

0

0

0

0

Sustainable construction to the
required standards will improve the
quality of housing.

The policy is unlikely to have a
significant impact upon the
objectives.

The policy is unlikely to have a
significant impact upon the
objectives.
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

The policy is unlikely to have a
significant impact upon the
objectives.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Unsure of effect.

0

0

0

Minimising carbon emissions and use of fossil fuels may
have positive effects, although these effects are not
quantifiable.
?

?

?

++

++

++

Potential effect of Option on Social Objectives:
Positive effect on environmental objectives due to requirement applying to nearly all new
residential and commercial development. Sustainable construction to the required standards will
improve the quality of housing and minimising carbon emissions and use of fossil fuels may have
positive effects on health.

Assessment of Effect
Objective
Sustainability

6

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation

Indicators

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Nature of Effect

Positive effects as increasing
requirements in Building
Regulations and implementation of
the CSH mean that new
developments will make more
efficient use of energy, generate
an increasing proportion of energy
on-site and reduce carbon
emissions.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

++

++

Comments:
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7

To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment

8

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources

9

10

To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

The policy is unlikely to have a
significant effect upon the
objectives.

1. Open space lost to
development
2. New open space created as a
result of development

The policy is unlikely to have a
significant effect upon the
objectives.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

0

0

0

+

++

++

0

0

0

0

0

0

0

0

0

+

+

+

The policy seeks to make more
efficient use of natural resources

The policy is unlikely to have a
significant effect upon the
objectives.

The policy is unlikely to have a
significant effect upon the
objectives.

The policy seeks to make more
efficient use of natural resources
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13

To conserve soil
resources &
quality

1. Areas of contaminated land.
2. Loss of agricultural land

1. % homes built on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Unsure of effect
The policy is unlikely to have a
significant effect upon the
objectives.

The policy is unlikely to have a
significant effect upon the
objectives.

An important focus of the policy is the reduction of carbon emissions and use of on-site
renewable technology to generate energy as part of delivering that reduction. Along with the
efficient use of resources this will have a positive effect on meeting environmental objectives.

?

?

?

0

0

0

0

0

0

+

++

++

Soil conservation is an objective of sustainable construction
but extent of effect is dependent on location of development
and condition of sites to be developed.

Predicted Effects
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness
To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Unsure of effect.

The policy is unlikely to have a
significant effect upon the
objectives.

The policy is unlikely to have a
significant effect upon the
objectives.

?

?

?

0

0

0

0

0

0

Comments:

The extent to which sustainable buildings will attract future
employers is uncertain.
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& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

The policy is unlikely to have a
significant effect upon the
objectives.

The policy is unlikely to have a
significant effect upon the
objectives.

The policy is unlikely to have a significant impact upon the objectives.

0

0

0

0

0

0

0

0

0

Alternative Option 1: South East Plan Policy NRM11 – no carbon reduction target, 10%on site renewables applies to 10
dwelling/1000 sq.m. plus
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

Sustainable construction to the
required standards will improve the
quality of housing.
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2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

No direct effect

0

0

0

0

0

0

0

0

0

0

0

0

+

+

+

No direct effect

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

No direct effect

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

No direct effect

Potential effect of Option on Social Objectives:
Overall positive effect on Social Objectives
Objective
Sustainability

Indicators

Comments:
Nature of Effect

Assessment of Effect
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6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Fewer developments will meet
carbon reduction targets and utilise
on-site renewables.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

The policy option is unlikely to
have a significant impact upon the
objectives.

1. Open space lost to
development
2. New open space created as a
result of development

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0

0

0

0

0

0

0

0

0

0

The policy option is unlikely to
have a significant impact upon the
objectives.

The policy option is unlikely to
have a significant impact upon the
objectives.

The policy option is unlikely to
have a significant impact upon the
objectives.
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11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

The policy option is unlikely to
have a significant impact upon the
objectives.

1. Areas of contaminated land.
2. Loss of agricultural land

The policy option is unlikely to
have a significant impact upon the
objectives.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

+

+

+

The policy option is unlikely to
have a significant impact upon the
objectives.

The policy option is unlikely to
have a significant impact upon the
objectives.

The policy option is unlikely to
have a significant impact upon the
objectives.

Option would have limited positive effects on environmental objectives.
Predicted Effects
Objective
Sustainability

Assessment of Effect
Indicators

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:
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16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
levels of
employment
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Unsure of effect

The policy option is unlikely to
have a significant impact upon the
objectives.

The policy option is unlikely to
have a significant impact upon the
objectives.

The policy option is unlikely to
have a significant impact upon the
objectives.

The policy option is unlikely to
have a significant impact upon the
objectives.

Option is unlikely to have a significant effect upon economic objectives.

?

?

?

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

The extent to which a lack of sustainable buildings will deter
future employers is uncertain.
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Policy DM19 Infrastructure and Delivery
Preferred Option – Infrastructure requirements in line with Infrastructure Delivery Plan (IDP). Approach to viability set out.
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home
To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services

Indicators

Comments:
Nature of Effect

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Positive effect, as IDP indicates
the need for the provision of
affordable housing to support
growth in the District.

1. Crimes per 1,000 pop

Neutral effect.

1. % residents within 500m of
services/facilities

Significant positive effect, as IDP
indicates the need to support new
development with appropriate
infrastructure including public
transport, walking and cycling
networks, education and recreation
and other community facilities and
services.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

0

0

0
The schedule will also indicate the infrastructure required to
support strategic sites with the provision of infrastructure onsite to ensure sustainable development.

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Positive effect, as the provision of
infrastructure to support new
development will ensure that all
residents have good access to
services in their local community.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, as IDP identifies
need for green infrastructure and
recreational facilities.

+

+

+

+

+

+

+

+

+

Open space standards will be upheld through the provision of
infrastructure where required.
The IDP includes infrastructure required to improve and
maintain the health & well-being of the population and reduce
inequalities in health. Further consultation with the PCT is
required to assess future needs in more detail.

Potential effect of Option on Social Objectives:
Option will have a positive effect on social objectives as it ensures the provision of
infrastructure to support the needs of local communities.

Assessment of Effect
Objective
Sustainability

6

7

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on

Indicators

Nature of Effect

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods

Positive effect, as the IDP
identifies requirements for
sustainable methods of transport
(bus, rail, walking & cycling
networks) to support new

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:

As the IDP develops it may identify opportunities for the use of
renewable energy sources for specific sites.

0

0

0

++

++

++
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the environment

8

9

10

11

12

13

To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of
designated
importance
To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &

5. Road flow per principal road

development.

1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Neutral effect.

1. Open space lost to
development
2. New open space created as a
result of development

Significant positive effect, as the
IDP promotes the provision of
open space (and green
infrastructure in general) in line
with latest standards.

0

0

0

0

0

0

++

++

++

0

0

0

0

0

0

0

0

0

Neutral effect.

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect.

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

Neutral effect.
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quality
1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Neutral effect.

Positive effect, as the IDP may
identify the need for flood
alleviation schemes for specific
sites as it develops.

0

0

0

+

+

+

+

+

+

Option has a positive effect on environmental objectives, as it promotes the provision of green
infrastructure and sustainable transport modes to support new development.
Predicted Effects
Objective
Sustainability

16

17

18

To encourage
economic growth
& competitiveness

To achieve a
broad balance in
the growth of
housing,
population &
employment
To encourage a
diverse economy
including a vibrant

Assessment of Effect
Indicators

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District

1. Jobs: labour force

1. Diversity of economy
2. % jobs in tourism sector

Nature of Effect

Unsure of effect, as IDP promotes
infrastructure required to support
economic development within the
district. Approach to viability set
out in policy under this option,
enabling it to be considered in
those circumstances set out in the
policy.
Positive effect, as IDP promotes
infrastructure requirements which
support residential and economic
development.

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

Comments:

The timely provision of infrastructure required to support
businesses and employment may attract future employers and
businesses.

?

?

?

+

+

+

0

0

0

Neutral effect.
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& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
social
areas
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Neutral effect.

Positive effect, as the provision of
education facilities may include
opportunities for access to
education and skills facilities.

This option has a limited positive impact in achieving economic objectives as the IDP identifies
infrastructure that is required to support economic activity.

0

0

0

+

+

+

+

+

+

Alternative Option 1 – Developers are required to deliver infrastructure to support their specific developments only, and
not the IDP
Predicted Effects
Assessment of effect
Objective
Sustainability

1

To provide the
residents of
Wycombe District
Council with the
opportunity to live
in a quality home

Indicators

1. House prices: earnings
2. Housing
completions/allocation/commitm
ents
3. Affordable housing built per
annum
4. Households on housing register

Comments:
Nature of Effect

Positive effect, as sites will be
required to deliver affordable
housing in line with Core Strategy
policy CS13

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

682

2

3

4

5

To reduce crime,
fear of crime &
anti-social activity
through the
creation of safer
places to live &
work
To improve
accessibility to
essential services
& facilities & to
provide
opportunities to
obtain good
access to high
quality health,
education,
recreation & other
community
facilities
& services
Encourage a
sense of
community
identity & welfare

Improve &
maintain health &
well-being of the
population &
reduce
inequalities in
health

1. Crimes per 1,000 pop

1. % residents within 500m of
services/facilities

Neutral effect.

0

0

0

+

+

+

0

0

0

+

+

+

+

+

+

Positive effect, as sites will be
required to deliver sustainable
transport requirements in line with
policy DM1

1. % of pop. in worst super output
areas
2. Communities living together
harmoniously

Neutral effect.

1. Death rate by cause
2. GPs per 1,000 pop
3. Green space per 1,000 pop
4. Life expectancy

Positive effect, as development will
be required to deliver green
infrastructure and open space in
line with open space standards.

Potential effect of Option on Social Objectives:
This option has the potential to have limited positive benefits as development will have to
provide sustainable transport opportunities and green infrastructure in line with policy. Limited
benefit to the wider community.
Objective

Indicators

Comments:

683

Sustainability

Assessment of Effect
Nature of Effect

6

7

8

9

10

To reduce
contributions to
climate change
through:
a) Sustainable
building practices
b) Maximising the
potential for
renewable energy
& energy
conservation
To encourage the
use of sustainable
methods of
transport to reduce
negative effects on
the environment
To provide for
sustainable levels
of water use,
supply &
management,
including quality of
water sources
To maintain &
enhance
biodiversity, flora &
fauna & avoid
irreversible losses
To protect &
enhance the
landscape &
townscape
character of the
District & in
particular, those
areas of

1. No. of buildings with on-site
renewables to meet carbon
reduction targets.
2. Improvement in energy
efficiency of dwellings
3. Energy use per household
4. Installed capacity for energy
generation from renewable
sources.

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods
5. Road flow per principal road
1. Rivers of Good/fair quality
2. Water use & availability
3. Water conservation
4. Use of ‘grey water’
5. Control of effluent
6. Incidents of water pollution
7. Quality & quantity of
groundwater
1. Area/condition of SSSIs
2. Ancient woodlands
3. New BAP habitats created

Positive effect, as sites will be
required to deliver sustainable
transport requirements in line with
policy DM1

1. Open space lost to
development
2. New open space created as a
result of development

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

0

0

0

0

0

0

+

+

+

Neutral effect.

Neutral effect.

Positive effect, as development will
be required to deliver green
infrastructure and open space in
line with open space standards.
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designated
importance

11

12

13

To conserve &
where appropriate
enhance the
historic
environment
Minimise waste &
then re-use it
through recycling
or composting or
recovering energy
from waste that
has not been
recycled or
composted
To conserve soil
resources &
quality

1. No. of Listed buildings lost/at
risk
2. Loss/damage to scheduled
ancient monuments
3. % of Conservation Area
Character Surveys completed
1. % of household waste recycled,
composted, used for energy
recovery
2. % of demolition/ construction
waste to landfill

Neutral effect.

1. Areas of contaminated land.
2. Loss of agricultural land

Neutral effect.

1. % homes build on previously
developed land/ Greenfield land
2. Density of housing
14
3. % of commercial development
on previously developed land/
Greenfield land
1. Development in Flood Zones 2
To reduce the risk
&3
of flooding (in
2. Properties affected by fluvial,
15 relation to both
groundwater and localised
new & existing
floods
development)
3. Frequency of Fluvial floods
Potential effect of Option on Environmental Objectives:
To improve the
efficiency of land
use through the reuse of previously
developed land

Indicators

0

0

0

0

0

0

0

0

0

0

0

0

0

0

+

+

+

Neutral effect.

Neutral effect.

Neutral effect.

This option has very limited positive effect on environmental objectives, as development will
be required to provide on-site infrastructure but there will be limited positive benefit to the
wider environment.
Objective
Sustainability

0

Predicted Effects
Nature of Effect

Comments:

Assessment of Effect

685

16

To encourage
economic growth
& competitiveness

1. Change in VAT businesses
2. Change in local jobs
3. Output of local economy
4. No. of K1 businesses in District
1. Jobs: labour force

To achieve a
broad balance in
the growth of
17
housing,
population &
employment
1. Diversity of economy
To encourage a
2. % jobs in tourism sector
diverse economy
18 including a vibrant
& sustainable
tourism sector
1. % population with no NVQ Level 2
To develop &
equivalent qualification or above
maintain a skilled
workforce to
19
support long-term
competitiveness of
the District
To reduce levels of 1. % of pop. in worst super output
areas
social
2. Working age population in
20 polarisation &
employment
levels of
2. Unemployed for more than 1yr
deprivation
Potential effect of Option on Economic Objectives:

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Neutral effect.

Neutral effect.

Neutral effect.

Neutral effect.

Neutral effect.

This option will have a neutral effect on economic objectives as there will be limited benefits to
the wider economy.
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