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A Vision for High Wycombe

A Summary of the Vision for High Wycombe
What sort of place - to live and to work and to spend leisure time - could
High Wycombe be? Let’s look at how different High Wycombe could be
by 2034. The main areas affected by change are highlighted in the plan
opposite.

10

1. Rediscovery of the River Wye
Reopening the river corridor through the heart of the town as its key
distinctive feature.

2. Integrated Town Centre

9

Redevelopment of sites to expand the town centre as a shopping
destination, but as part of high quality mixed use development
integrated into the town with new connections. Diversion of through
traffic to a new route that will allow the elevated section of Abbey
Way to be removed and new connections to be made.

3. New Places and Spaces
Two beautiful public spaces to replace traffic dominated
roundabouts.

4. Reinvestment in the Historic Core
Improvements to the public space network that encourages
investment in buildings and changes of use.

8

5. A Cultural Focus at the Swan
Building on the Swan as a cultural and entertainment hub

7

6. Easton Quarter
A new mixed use area of homes and offices and places to shop, to
eat and to drink.

7. Dovecote/Bellfield Road Redevelopment

2

Redevelopment to create a new mixed use area based on a new
Sainsbury and to divert Archway

3

8. Regeneration of the Desborough Area
Taking opportunities to redevelop sites to create mixed use
development and to create new spaces around the rivers while
protecting and reusing the industrial heritage.

4

1

5

9. Buckinghamshire University Campus and “Spine
Road”

3

Development of a new, high quality, consolidated campus to support
the transition of the College into a fully fledged University.

10. Hillside Setting
A strategy to ehnace and to manage the green setting of the town.
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A Master Plan for High Wycombe
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Introduction

Wycombe District Council has prepared this vision to establish
the basis for co-ordinated development in the town, focused
on the town centre. The Council recognises both the
challenges of this approach and the responsibility to optimise
change to the competitive benefit of the town as a whole.
Care has been taken to balance objectives with local,
community and other requirements. The vision has also
recognised the need to balance planning objectives with
commercial reality: public sector investment with private
sector finance.
The overriding aim has been to create a vision that is
aspirational, but which is also deliverable over time.
The vision is a distillation of a number of reports that have been prepared
as part of the production of a 30 year vision for the development of High
Wycombe, commissioned by Wycombe District Council and undertaken by
a team of consultants led by David Lock Associates and including Peter
Brett Associates and Intelligent Space Partnership, working in conjunction
with officers and members of the Council and in consultation with a wide
range of stakeholders in the town.

The speed of change is accelerating and in order to engage the key
participants in a wider debate, this Vision for High Wycombe has been
prepared. This draws on a thorough analysis of the issues facing the
town, the options for addressing the issues, the objectives that any future
strategy should fulfil and a vision for the town which encapsulates the
Council’s aspirations, and those of the key stakeholders and a wide
section of the community.
This report contains the Vision in full together with a summary of the
analysis; the other reports are included as appendices to assist in
understanding the origins of the proposals.
This is a vision for the future of High Wycombe, full of ideas and
aspirations; it is emphatically not a costed and funded programme
based on a series of fully considered proposals. Its role is not to
define actions but to prompt debate. Parts of the vision are radical, and
will not be achieved without wider costs – and benefits – which have yet to
be identified, let alone quantified. But realising the vision will require
strong commitment from High Wycombe’s civic and business leadership to
ensure that rethinking the town centre in the short-term will yield long-term
gains.

The town is set to undergo enormous change in the near future,
change that will transform the town centre and the areas around it,
but which will not achieve its true potential unless there is a strategy
that unifies actions and positive impacts and provides clear guidance
for future investment in infrastructure, development of sites and
regeneration of areas.
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A Vision for High Wycombe

Issues, Options, Objectives and Vision

Below is a synopsis of the findings of the reports on Issues and Options from which the objectives are derived. Full versions of the reports are included in
appendices.

1

2

Issue
What are the
problems?
Image
High Wycombe has a
poor image among its
neighbours and visitors

Structure
There is no clear
picture of how the
structure of the town
should evolve

DAVID LOCK ASSOCIATES
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Objective
Performance Criteria for future action

Action Options
What can we do?

Vision
Putting it all together

1. To transform perceptions of the
town held by its citizens, and
visitors from further a field
2. To create a diversity and richness of
uses in the town centre and
adjoining areas that satisfy the
needs of the widest community over
the whole of the day, the week and
the seasons
1. To give the town a clear spatial
structure for future growth and
change that positively exploits
existing axes of activity

1. Do nothing
2. Marketing – though if the product is
flawed marketing alone will not fix it
3. A bright new shopping centre –
Good for up to 10 years, but what
then?

A long term transformation of the
place, described in a vision for
change over the next 30 years.

1. Do nothing
2. Cluster all growth at M40 - the
town centre is in the valley – can it
move up the hill?
3. Cluster all growth at Railway
Station though with considerable
limitations on the growth potential
4. Rely on private sector Initiatives –
with no need for a strategy or
master plan

• A Double axis – A north-south
axis that takes in the Cressex
Area at one end and the
Hughenden Corridor and Station
area in Amersham Hill at the
other overlaid on the historical
east-west axis from Wycombe
Marsh to Desborough
• Making the proposed university
site a frontage site not a backland
site.
• Integrating new development by
expanding the town centre

3
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Issue
What are the
problems?
Movement
Movement by all
modes is
unsatisfactory, with the
needs of the car taking
precedence over other
users

A Master Plan for High Wycombe
Wycombe District Council

Objective
Performance Criteria for future action

Action
What can we do?

Vision
Putting it all together

1

1. An Elegant Compromise – move
those roads that are causing
structural division, making sure new
roads do not recreate the problem;
manage the traffic for the benefit of
pedestrians and buses.

• Making the town a people place
• Maintaining through traffic but not
at the expense of other town
centre users
• Establish alternative routes to
Abbey Way to remove the
severance of both the traffic and
the structure
• Use technology to maximise
existing road capacity (such as
Urban Traffic Management and
Control)

Work against this ‘inevitable trend’ to
“make the whole whole”

•
•
•
•
•

2

3

4

4

Functional and
Physical Separation
The town has been
disintegrating into
separate
developments that
together add up to less
than the sum of their
parts

1

2

To re-establish High Wycombe as a
People Place, a place where people
on foot take precedence and the
street network is designed with
their needs in mind
To seek to reduce the impact of
roads and traffic on the town centre
to permit better integration of parts
of the town centre and to permit
surplus road space to be reclaimed
for other uses
To give priority to the quality of the
pedestrian network and the
experience of town centre users
walking.
To transform the two junctions at
either end of the elevated section of
Abbey Way into urban squares with
pedestrian priority
To create high quality connections
to residential and other
communities near to the town
centre

streets not roads
regeneration not redevelopment
fine grain mixed uses
residential everywhere
pockets where one use is
dominant, but not exclusive (e.g.
retail in the town centre,
university use, office in Easton
Street – must be complimented
by other functions including
residential)
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Issue
What are the
problems?
Inheritance
Lack of value is given
to historic, cultural and
environmental assets

Objective
Performance Criteria for future action

Actions
What can we do?

Vision
Putting it all together

1

To use existing assets as
catalysts for wider and deeper
regeneration across the town.

Recognise that these assets bring
‘added value’ - enhanced economic
value, as well as contributing to the
quality of life that cannot be costed.

• Open up the River Wye
• Re-orientate existing
development for a positive
relationship to the river
• Enhance the Hughenden Stream
• Build on our cultural diversity
• Value industrial archaeology
• Manage woodlands positively

Pressure
There is strong
development pressure
from immediate
development
aspirations

1

To create a framework that
optimises the beneficial impacts
of development, redevelopment
and regeneration
To establish a much expanded
town centre resident community
To secure the development of
large sites in the Hughenden
Valley to the benefit of the whole
town.

Channel the development energy to
meet wider strategic and community
needs

Visions for each of the main areas
of development pressure:
• The Hughenden Corridor
• Town Centre Regeneration and
the College
• Desborough
• The Easton Street Quarter

2
3
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“High Wycombe is at a
cross roads, both in
terms of its geography
and its destiny.”

High Wycombe 30 Years On – A Vision

WHY IS A LONG-TERM VISION FOR HIGH WYCOMBE IMPORTANT?
High Wycombe is at a cross roads, both in terms of its geography and its destiny:
• It is a key population centre at the nexus between the Thames Corridor and the South Midlands growth area
• It has had a strong industrial past that has shifted to other forms of employment;
• it was an important stop on the route from London to Oxford that has now been bypassed;
• it is the focus for an unprecedented level of proposed investment that could shift the town into another league in
terms of facilities and importance to the community, or leave it changed but essentially unimproved.
This vision examines how this fortunate set of circumstances can be exploited for the good of the town and how the
benefits of redevelopment and regeneration can be optimised for the benefit of the whole town.
The vision focuses on the inner parts of High Wycombe. In doing that it does not assume that the outer parts of the town –
where most people live – have no problems that need to be addressed. They will, of course, require concerted efforts to
make sure that the quality of life for all who live, work or spend leisure time in High Wycombe continues to improve. Thus
Cressex Gateway, the Desborough Area, and the Hughenden Valley all have a critical role to play in improving the quality of
life in areas around the town centre, but it is how they and other projects come together in the town centre that will make or
break the vision. The vision acknowledges that where major development proposals are now being formulated for the town
centre, aspirations and expectations need to be clearly articulated.
If no vision or master plan is developed, the approach to development within the town centre will be uncoordinated. It will
focus site by site and not be delivered as part of a structured plan. Developing a vision and a master plan will ensure that
coordinated proposals can be implemented by making a clear case for:
• Availability of funding from both public and private sources
• Delivery through appropriate mechanisms such as PPP, joint venture, limited companies, etc.
• Opportunities to optimise leverage between public and private investment
• Realism in determining the private sector’s role in delivering development and benefits
• Clarity from the District and County Councils on their requirements for contributions from new development towards
transport and social infrastructure.

6
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WHY IS THE TOWN CENTRE SO IMPORTANT?
The unique role of a town centre is clearly encapsulated in this quote from the Greater Peterborough Plan, 1971:
“It is by their centres that cities are recognised, judged and remembered. Most visitors to a city see nothing but
the central area and one approach to it; and the only knowledge of a city that is shared by all who live in it is their
knowledge of its centre. In the minds of residents and visitors alike, it is the image of the city’s centre that is
called up by the mention of its name: for all, in a real sense, the centre is the city.”

A Vision for High Wycombe

“….the only knowledge
of a city that is shared by
all who live in it is their
knowledge of its centre.”

HOW CERTAIN IS THE FUTURE FOR HIGH WYCOMBE?
What certainties do we have about the future of High Wycombe?
The answer is, not many, but there are a few and they are very important:
• The population will rise, and the number of households (and the number of houses) will rise even faster
• Car ownership will continue to increase
• Household affluence will increase with people having more money to spend on themselves
• Competition between towns in the sub-region – for jobs, for shopping, for leisure and entertainment – will increase
• The green setting of the town will continue to be threatened by new development and by poor management
• Left to themselves, these predictable trends will not lead to a better High Wycombe, and could create a worse one.

WHAT WILL HAPPEN IF WE TAKE NO ACTION?
In this context, if we don’t develop a long term vision and an action plan for High Wycombe, what will happen?
• The number of cars will continue to grow and be used for more journeys; so
• Congestion will increase.
• More of the town centre will be used to provide car parking.
• Congestion will require wider roads with more complicated junctions to try to keep the traffic moving.
• Buses will be caught up in the traffic and will become less and less reliable, and less and less attractive as an
alternative.

“….competition between
towns in the sub-region
…. will increase.”

“….congestion will
increase….more car
parking….buses less
reliable….roads difficult
to cross….increase
pollution.”

This will have important consequences for the town.
• Walking around will become even more difficult as the roads become increasingly difficult to cross.
• Roads like Abbey Way and Arch Way will have to be kept and improved and the town will have these ugly symbols
of the 70’s for a lot longer.
• Congestion will lead to increased pollution – the town will get smellier and dirtier and noisier.
• The roads will split up the town centre to a much greater degree than they do now.
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“ restaurants and the
theatre will struggle
commercially”

A Master Plan for High Wycombe
Wycombe District Council

This will not be a place that is easy to walk around, to spend a whole day in the shops, on the Rye and at the Theatre. When
new developments do happen, they will be isolated from each other. As retailers recognise increasingly that their businesses
do best when the whole town centre works well, they may not be attracted to invest in the town. The richness that town
centres should have will not be realised in High Wycombe and those towns that have made radical changes to their centres
will grow in stature at High Wycombe’s expense.
The streets of the town centre will not have the opportunity to become high quality places that are pleasant just to be in; if it
survives, nightlife will continue to be dominated by a pub and nightclub culture, and restaurants and the theatre will struggle
commercially The much vaunted transformation of the University College into a fully fledged University on a new campus
may struggle equally to attract sufficient students in a highly competitive market where students are drawn to places that are
good to spend three years of their young lives.
With this kind of environment, it is unlikely that there will be a significant shift in the number of people living in the town centre,
so it will remain dead at night. Congestion will also discourage employers from creating new jobs in the town – they will
continue to look for sites outside.
An unattractive, but credible, picture of High Wycombe’s future.

SO WHAT ACTIONS SHOULD WE TAKE?

“….simple but radical
objectives….”

“….changes that will
require partnerships of
influential people in the
town who share and are
committed to the
vision….”

8

But if we adopt a series of simple but radical objectives, this picture could be dramatically different. These objectives are:
• To transform the perceptions of the town by transforming the physical quality of the place in a way that is
sustainable in the long term, moving the town towards being a sustainable community.
• To give the town a clear spatial structure for future growth and change that positively exploits existing axes of
activity
• To rebalance travel priorities so that walking, cycling or catching the bus or train become convenient, attractive and
safe choices.
• To build high quality connected places of mixed uses that are human and sociable in scale and use, as well as
economically viable.
• To use these assets as catalysts for wider and deeper regeneration across the town.
• To ensure that long term strategic benefits are gained from developments in the short term
These are simple objectives because they are easily imagined and the benefits are deep and obvious. They are radical
because achieving them involves complicated changes that will require partnerships of influential people in the town who
share and are committed to the vision, and they require time to be successfully implemented to ensure that the life of the town
does not suffer in the interim.
DAVID LOCK ASSOCIATES
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SO WHAT IS OUR VISION FOR HIGH WYCOMBE IN 30 YEARS TIME?
What sort of place - to live and to work and to spend
leisure time - could High Wycombe be? Let’s look at how
different High Wycombe could be by 2034. The main
areas affected by change are highlighted in the plan
opposite.

10

1. Rediscovery of the River Wye
2. Integrated Town Centre

9

3. New Places and Spaces
4. Reinvestment in the Historic Core
5. A Cultural Focus at the Swan
6. Easton Quarter

8

7. Dovecote/Bellfield Road Redevelopment

7

8. Regeneration of the Desborough Area

3

9. Buckinghamshire University Campus and
“Spine Road”

2

10. Hillside Setting

1

4
6
5
3
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“….unprecedented
opportunity to raise the
quality of the town by
rediscovering the River
Wye….”

A Master Plan for High Wycombe
Wycombe District Council

The extensive changes currently envisaged present an unprecedented
opportunity to raise the quality of the town by rediscovering the River
Wye through the town centre at the core of a reconnection of the town
with its Chiltern landscape. The river would create added value to
development sites by making settings for development that are
intrinsically attractive. This will reinforce the historic east-west axis
through the town.
The building of the M40 to by pass the town shifted access to the town
centre to Marlow Hill. This meant that the traditional axis of the town
along the bottom of the valley diminished in importance.

Town Centre

Valley
Botto m

ey
Vall otto m
B

School

Quayside, Cambridge: Waterside development
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A new axis running opposite to the original has assumed greater
importance.

r s it
y

The key to success is a recognition that the massive road system
in the town centre simply encourages the through movement of
traffic and artificially constrains the development of the town centre
and its ability to serve the needs of its growing population. There is
an unprecedented level of interest in investment in the town which is
in danger of being constrained by a road infrastructure that has
outlived its original purpose but strangles the town centre and
separates key sites in the town. The road system has created a
culture of high speed traffic rather than high quality pedestrian
spaces. More could be done to exploit the potential of the M40 as a
strategic bypass for the town, encouraging the use of other
junctions.

iv e
Un

Around the M40 junction, the Cressex Gateway could transform the
image of the “hidden town” from a few dispersed, large scale
developments today to an ensemble of high quality leisure, sporting
and retail destinations. The opposite end of the axis would be
dominated by the Buckinghamshire University Campus nestling
in the Hughenden Valley and a redeveloped railway station on
Amersham Hill. At the core, where the rejuvenated axis and the
new axis meet would be a rejuvenated town centre; the heart of a
substantially expanded town that will become the key sub-regional
centre for South Buckinghamshire, and a highly successful retail,
leisure and business centre at that.

Shop

Town Centre

Valley
Bottom

ey
Vall otto m
B

“….High Wycombe no
longer needs a massive
road system in the town
centre….”

Cressex
?
M40

DAVID LOCK ASSOCIATES
September 2004

11

A Vision for High Wycombe

“….to recognise that the
town centre is a people
place….”

“….divert through traffic
to a new series of
streets….”
“….the main
junctions….have very
hostile environments for
pedestrians….”

“….a determination to
change the traffic culture
of the town….”

12
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Recognising that the town centre should be a
people place leads to a comprehensive
reappraisal of the transport networks in the town
and the relationship of the town centre to
surrounding resident and working communities.
This “people place” has to encompass the
extensive development sites and to address
traffic, public transport and the walking
environment. There are several strands to this
strategy.
In respect of traffic, the first strand of this
reassessment is a decision to divert through
traffic to a new series of streets between Marlow
Hill and Oxford Road, allied to computer controlled
traffic lights and better signing.
The second is that the main junctions have
become highly complex to keep traffic moving but
have also become very hostile environments for
pedestrians; people have to make long detours or
use unpleasant underpasses while the traffic
moves through, seemingly unchecked. The road
A street in Copenhagen: a people place, not a traffic place
network appears to be providing for short morning
and evening peak periods but for the rest of the
day is substantially underused. This complexity has to be unpicked and the means found to allow people to cross the road
system directly via new, at-grade pedestrian crossings.
There is a determination to change the traffic culture of the town, away from priority for car traffic; junctions and streets and
pedestrian crossings have been designed to maintain traffic flows which encourages excessive traffic speeds and a disjointed
and hostile pedestrian environment. This has generated so many safety concerns about conflict of fast cars with pedestrians
that pedestrian movements are very restricted with extensive use of guard-railing to direct people to the few crossing places.
All this has to change.
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Once it is accepted that the shopping, leisure and entertainment, education, and cultural facilities that are the lifeblood of the
town centre and adjoining neighbourhoods are dependent on people as pedestrians, and that people walking need to be
given precedence, the whole ambience of the town can be transformed. Peripheral development sites with tenuous
connections to the core of the town centre will become highly
integrated parts of the pedestrian network with lots of different
connections and routes through them. These new routes would
connect to the living and working communities around. High speed,
one-way streets with few safe places to cross should become traffic
calmed two-way streets with many safe crossing places.
But this is just the start of the story. Whereas developer interest in
new development and investment has prompted a rethink on the
town’s public realm by opening opportunities for some blue-sky
thinking, further development projects will be the major beneficiaries
of this culture shift and could deliver a step change in quality of
buildings and the range of facilities and services that may not even
have been contemplated at the outset.

“….people walking need
to be given
precedence….”
“Peripheral development
sites ….become highly
integrated parts of the
pedestrian network ….”
“….a step change in
quality of buildings and
the range of facilities and
services ….”

High Wycombe has for some years lived in the shadow of competing
shopping destinations – Reading, Watford, Uxbridge – but the
“Town Centre Redevelopment” could rise like a Phoenix on a site
that is now the wrong side of the inner relief road but would be at the
heart of the new High Wycombe. The town centre extension would
bring high quality High Street and speciality retailing to the town with
department and anchor stores and numerous other shops in a mixed
use development with leisure and entertainment. It should extend
the existing street network towards the south and west.

“The Town Centre
Extension would bring
high quality High Street
and speciality retailing to
the town ….”

The site is constrained by the limited points of connection with the
historic centre, but the removal of Abbey Way would allow the Town
Centre Redevelopment and the BCUC site to be integrated with the
rest of the town centre, allowing the town centre to expand naturally.
Then the reconstruction of the Abbey Way/Archway Junction as a
new town square – Oxford Place –would integrate the site with
Oxford Street and Frogmore and create opportunities for the free
flow of shoppers between the old town and the new town.
Exchange Square, Manchester: A model for Oxford
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Redevelopment of the Dovecote site would also be promoted by this change. The Octagon Centre could be
comprehensively refurbished to improve connections there. New pedestrian routes could be created into the Desborough
area of the town creating seamless routes into the town centre from a rejuvenated neighbourhood and encourage an array of
specialist shopping.
Integration of these parts of the town centre will encourage new investment in the backland areas of the old town to the
south of the High Street because they will become important parts of the street network. This will take the form of public
realm improvements, infill development and redevelopment and changes of use with the potential for speciality shopping and
places to eat and drink.

“….a new street for
through traffic to be
created…. connecting
Oxford Road in the west
with Marlow Hill in the
east ….”

The removal of Abbey Way would be facilitated by a new street for through traffic to be created to the south of the TCR site
connecting to Oxford Road in the west and Marlow Hill in the east. This would give access to car parks above the new
shopping area. This should be a real street with new building
frontages to both sides. It permits diversion of a significant
proportion of the traffic using Abbey Way that in turn facilitates the
reconstruction of the major junctions at both ends.
High Wycombe’s status in the economic life of the region would be
ensured by the development of the Buckinghamshire University
Campus in the Hughenden Corridor, just to the north of the town
centre. High Wycombe has always been a diverse and successful
centre for employment in services and manufacturing, belying the
decline in manufacturing that has occurred in other parts of the
South East. But the proposal to consolidate the University on a
single site in 2004 should bring a collection of high quality buildings
and spaces to the site - and a body of students and academic staff
to the town - that will underpin its cultural and economic life. The
University should aim to truly weld its links with manufacturing
businesses to breathe new life into High Wycombe’s design-led
products that should be in demand across Europe and around the
globe, products rooted in the town’s history as a manufactory of high
quality furniture, but developing in all aspects of three-dimensional
design.

“Buckinghamshire
University Campus…. a
collection of high quality
buildings and spaces….”

Lincoln University Campus
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Starting on the site of an old factory in the Hughenden Valley, the University should expand year on year spreading its
wings - sharing its facilities with the local community and connecting to open countryside further to the north - and
development of new student accommodation. Key to the development of the University Quarter will be a decision in the first
phase of development to construct a new “spine road” for the campus parallel to the A4128, without which this scale of
expansion could not easily be accommodated; it will remain a backland site in a residential area. Instead High Wycombe
could have a new north western gateway and a new “university quarter” that raises the profile of the whole town.
The success of the University should lead in-turn to the reinvention of High Wycombe as a business location with
extensive reinvestment and regeneration in Desborough, the Cressex Business Park and Cressex Gateway, and in the town
centre, particularly the Easton Street Quarter. High retention rates among graduates coupled with strong business-university
links would see significant investment in new design and manufacturing facilities.
Part of the regeneration of the Desborough area should
be led by the development of small-scale businesses
allied to the creation of new live-work buildings and a
range of new residential developments close to the town
centre. The neighbourhood’s ethnic communities will
continue to be a backbone of enterprise in the area,
providing key inputs into the design and manufacturing
chain, some located in the Cressex Business Park, many
in the Desborough area. This should become a highly
desirable place to live and to work not just because of its
accessibility to the rejuvenated town centre or because of
the extensive environmental improvements that could
open up the River Wye as a ecological ribbon at its heart,
but because of the careful management of the area that
should retain its diversity and mix of uses, the core of its
attraction.

“….a new spine road ….
parallel to the A4128….”

“….reinvention of High
Wycombe as a business
location with extensive
reinvestment and
regeneration….”
“….regeneration of the
Desborough area led by
the development of small
scale businesses allied
to….live-work buildings
and…. new residential
developments….”

New Homes across the town centre: precedent from Coin Street,
London
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“….focuses for
employment in office and
mixed use buildings….in
the cosmopolitan Easton
Street Quarter….”

A Master Plan for High Wycombe
Wycombe District Council

In the town centre, new focuses for employment in office and mixed use buildings
should be created in the cosmopolitan Easton Street Quarter, adjoining a
redeveloped railway station. This will require careful “hand-stitching” of new
development in among the old buildings to create a unique setting for a range of
creative and media orientated businesses, set up by entrepreneurs attracted in the
future by the image and lifestyle of the revitalised town. The key is redevelopment of
the former sorting office and the BT Telephone Exchange, two significant sites.
Houses and apartments will remain while bars and restaurants in Easton Street,
Queen Victoria Road and Crendon Street would serve a wider clientele, who also
make use of the Theatre and a new Gallery.
A New Gallery could be established near to the Swan to reinforce a cultural identity
for the town, using the Theatre as its focus. It would house the town’s overlooked
art collection supplemented by pieces on loan from the National Trust (who own
many fine properties around the town) and by travelling shows.

“….reorganisation of the
traffic in the area which
would see the reopening
of Queen Victoria Road
as a two way street, but
with much improved
pedestrian crossing
facilities ….”
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Transformation
of the area
would be
ensured by
reorganisation
of the traffic in
the area which
The Courtyard, Cheltenham: Modern
would see the
Development sympathetic to context
reopening of
Queen Victoria Road as a two way street, but with much
improved pedestrian crossing facilities, particularly at the
Junction with High Street. This would seed the
regeneration of Easton Street itself, which could be
largely pedestrianised, only offering access to the car
parking and premises there. The success of the
regeneration could lead also to the development of larger
premises for new businesses on the sites of the former
Health Centre and Nursery and the former water works
Nyhavn, Copenhagen: places to eat and drink near the water
on the north eastern edge of the Rye, with high quality
pavilions that mark the eastern approach to the town centre.
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The ‘backyards’ between the Swan and the High Street could be transformed into lanes of interesting shops and places,
while in front of the Swan, redevelopment of the fire station and adjacent sites could link the Theatre to a second new square.
The third strand of the reassessment of traffic in the
town involves the junctions at each end of the elevated
section of Abbey Way. The potential for Oxford Place
has already been described. The junction of Marlow Hill
with Abbey Way, so complex for traffic and hostile for
pedestrians that it is known locally as the “Magic
Roundabout” (not out of affection!), could be the
second new square in the town to be created through
rationalisation of the road network. The junction could
be simplified by:
• the removal of the northern link in front of the
Swan Theatre
• the relocation of the Fire Station,
• a minor realignment of St Mary Street,
A major and prestigious new site could be created
facing Marlow Hill, a site that could accommodate a
Place dels Paisos Catalans, Barcelona: Urban places as imaginative
range of employment, leisure and cultural facilities and
play spaces
create a local landmark, with a setting that includes the
rejuvenated River Wye on one side and a new square – Marlow Place – on the other. The square would be a popular people
place, particularly on sunny days, that brings the qualities of the Rye into the heart of the town.

“The junction of Marlow
Hill with Abbey
Way….could be the
second new square in
the town….”

This new square could also be the setting for a mixed use development incorporating a new town centre supermarket to be
developed on the site of the former Buckinghamshire College, redevelopment of which would permit the construction of the
new street to divert traffic from Abbey Way and provide access to new car parks. The integration of the supermarket into the
town centre would be better secured with other uses developed on the site – housing and a hotel – and by much improved
pedestrian connections across simplified and less busy adjoining roads, and to and through Marlow Place.
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Looking at High Wycombe in 30 years time, it should be difficult to believe that it
was once the bypassed town on the way from London to Oxford, which provided
the town centre for only a small and very local population. It should be a vibrant
and successful town, central to the lives of a widely drawn population, and
administrative centre to a prosperous district. High Wycombe should aim to
integrate a rich heritage with a dynamic future while overcoming planning mistakes
of past decades through imagination and drive and commitment to high quality
design, in all its manifestations.
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INTRODUCTION
The redevelopment of the CompAir and DeLaRue sites in the Hughenden
Corridor could provide a home for the consolidated campus of the
Buckinghamshire University and associated uses. High Wycombe has
fully supported the transformation of the College into a fully fledged
University as a means of raising the stature of the town. At the beginning
of this process it was not foreseen that circumstances could allow the
consolidation of three separate campuses on a new single site in a
development of high quality that could become a new symbol for the town,
underpinning an economic and cultural renaissance. Maximising this
potential requires careful and farsighted planning, by a partnership
between the town and the University and its developer partners, with
shared commitment to a vision and with the means to implement it.

ACCESS AND APPROACH
The site – in terms of size and configuration – is ideal. But:
• it is isolated from the town centre,
• it is hidden behind a Safeway Supermarket,
• it has restricted access from the Hughenden Road, a narrow
residential road, at only two or at most three places.
While it would be easy to fix on a simple solution, taking these as fixed
starting points, the preferred approach would be to opt for a more radical
solution which makes the most of investment that may be required
anyway, and securing the involvement of the Council and other
landowners in a wider strategy that could yield greater all round benefits.
The problems of development of the site with access from Hughenden
Road were analysed:
Access arrangements using the existing Hughenden Road
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•

Access from Hughenden Road would put more traffic on a
residential street which already carries a significant level of
traffic, to the further detriment of the local environment.

•

The approaches to the university, from within the town and from
outside, would always present the new University as a backland
development – a new symbol in the background, not the
foreground of the town.

•

This approach from the town centre would, for the foreseeable
future, mean that the University could be found behind the
Supermarket

•

The University would have no presence at all on the approach to
High Wycombe from the north

•

A new and expensive infrastructure will be required to service the
site, but it will never have the optimum connections with the rest
of the town

•

The University could attract commercial facilities and services to
support it but these would have limited catchments if they had no
presence on the main road network.

•

There is no long term certainty that the Safeway Supermarket will
remain in its current form, and any change would present new
opportunities for the University site.

•

Finally, the town has the ambition to integrate the new shopping
development with the rest of the town centre which requires the
diversion of traffic away from the Abbey Way/Archway junction.
If road access for the University remains focused on Hughenden
Road, this ambition would be more difficult to fulfil, and alternative
traffic patterns are being examined.

A Vision for High Wycombe

A NEW ACCESS ARRANGEMENT
Resolution requires a fundamental reappraisal of the structure for the
Hughenden Corridor development. Two aspects are central to this:

Access arrangements using a new Spine Road
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•

•

Real improvement could be made to the connecting
routes into the town centre for students, staff and
local residents using Frogmore or Archway,
eventually focussing on the proposed new square at
the west end of Abbey Way. What was previously a
daunting trip into the town centre through and
environment that was not pedestrian friendly could be
made a high quality and attractive route that
encouraged people to walk, and to cycle.

Creation of a new watercourse to mirror the
Hughenden Stream as a structuring element
of the University Campus and a mediating
element to houses on the eastern boundary
of the site.
A new spine road created as the main
access routes on the western edge of the
site, intended eventually to link Hughenden
Road at the south end of Hughenden Park
with Bellefield Road to the south west of
Safeway, but capable of incremental
construction. Eventually this would become
the main approach to the town from the north
west.

This proposed structure has considerable beneficial
impacts both within the site and in the surrounding
area:.
• Outside the site, Hughenden Road would not
only be spared new traffic, it would be
relieved of much of the existing traffic.
• Car parking for existing residents would be
made easier.
• Improved bus services could be introduced
in Hughenden Road, ideally located for
access by both the residents and the new
University population.
• The householders in Hughenden Road would
benefit directly from the development of the
University because of this improvement in
their environment and should be less fearful
of the major new development at the bottom
of their gardens, which will be perceived to
deliver benefits rather than just problems.
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Most of the new spine road could be provided as part
of the first phase of development because it lies
wholly within the CompAir site. Providing this section
early will help in the access and development of the
site for construction and will begin to establish new
patterns of movement in the town. With the District
Council and the County Council’s support, the two
main connections at the north and south ends can be
delivered as part of a later phase.
The connection to Bellfield Road to the south will
require a new section of road to be created through
the Safeway site. Different alignments are possible
to respond to alternative redevelopment aspitrations.

A diagram of the key components of the
University Campus development

The connection between Hughenden Avenue and
Coates Lane is capable of delivery as part of the
redevelopment of the site, and would be a
requirement of any evaluation through the planning
process. The more northerly section will require
cooperation of the National Trust and is likely to be
more controversial because of the effects on a
historic park setting, but the potential benefits are
thought to outweigh environmental concerns. As a
road, it need be no more intrusive in the Park than
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the existing Hughenden Road and it can be designed to have minimal
impact as part of a wider landscape scheme. It is presumed that all the
development interests will make a contribution to the costs of this section.

A NEW STRUCTURE
Internal to the University development, this access structure presents
strong opportunities for the organisation of the site and the University’s
buildings.
The structure of the site is determined by three elements:
• The new watercourse
• The new spine road
• The connections across the site into the surrounding area.
These divide the site into a series of parcels with different relationships to
the surrounding town and, in particular, the town centre.
Watercourse
The new watercourse would require retention of
water at the south end of Hughenden Park to
regulate the onward flow, to be split between
the original course, running through residential
gardens, and a new course providing a formal
canal feature on the eastern boundary of the
DeLaRue site. The new watercourse would be
supplemented by rainwater runoff from within
new development and would be used for storm
water attenuation. The retention pond would be a landmark feature at the
entrance to the town from the Hughenden Road with the new road passing
across or by it.

A Vision for High Wycombe

places the new stream would pass through parts of the campus, providing
important focuses for development where the watercourse could widen
into pools. It is envisaged that this would provide a public pedestrian and
perhaps cycle route through the campus, and would be a green spine that
connects Hughenden Park into the town centre.
Spine Road
The new road would form the western boundary of the development area
though, as with the water course, the
boundary is not regular, and at the south
end the university development would be
on both sides of the road. This is the key
location for the University complex.
The new road would have junctions at:
• Coates Lane, location for a new
gateway development –
Hughenden Place
• Hughenden Avenue
• Priory Avenue
Cross Connections
Each is a key cross route that links the new development into the
surrounding area. There may also be potential for additional pedestrian
connections into Hughenden Road between the main roads using publicly
owned property, which could give good access to bus services. This
subdivision of the site into regular parcels provides opportunities for
different parts of the campus to serve different functions.

For the most part this would form the eastern boundary of the University
campus and thus it would mediate with adjoining houses, providing a
shared asset. However the boundary is not regular and in some important
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Development Parcels
The southern parcel should be the location for the most prestigious and
most memorable buildings such as Main Reception, Administration, the
Library, main lecture theatres, perhaps the students union. This is the
town face of the University, where town and gown meet, and the buildings
should be gathered around a public space with cafes and small shops
where the two communities can come together
The central section could provide the main academic space.
The northern section is the former DeLARue site. This could provide
business accommodation to encourage students to establish their own
enterprises as part of a mixed use development that takes full advantage
of the setting overlooking Hughenden Manor park.
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This is the key area for expansion of the town centre; but it is also the
most isolated part adjoining the town centre because of the legacy of
highway infrastructure from the 1970’s.

TOWN CENTRE REDEVELOPMENT SITE AND THE THE
BUCKINGHAMSHIRE CHILTERNS UNIVERSITY COLLEGE
SITE
Existing Proposals
There are development propositions being formulated for this area
already. The Town Centre Redevelopment proposal by Stannifer and their
design team is the most advanced having already received Planning
Permission; but now Tesco are contemplating relocation from the centre of
the proposed Town Centre Redevelopment site, and other properties may
be brought into the scheme. In addition the High Wycombe Master Plan
now underway may present some radical solutions to long standing
problems that have site development implications. This presents an
opportunity to review how long term, strategic decisions can be taken with
much wider benefits.

Oxford
Place

Marlow
Place

Tesco are engaged in a deal to relocate the University College from their
site at the junction of Abbey Way and Queen Alexandra Road and to
redevelop the site for a new store. Their proposals are at an early stage of
development.
The isolation of this land from the town centre has long been felt. The
pedestrian network has now been analysed in detail by computer
modelling which has demonstrated that while the elevated section of
Abbey Way has an impact, because of the quality and availability of the
connections, severance is compounded by the major junctions at each end
of this road.
The vision for High Wycombe is based on the presumption that the
connections between the old town and the new town can be massively
improved, made possible because the traffic can be diverted.

2
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Urban Design Obligations
If these changes come to pass then the sites are subject to both
obligations and opportunities that must be taken into account in their future
planning and design, obligations and opportunities that have not been part
of the agenda to date. These will require greater linkage with the
surrounding areas, moving away from the approach of insularity and
containment that has characterised much current development.
The obligations amount to five key elements:
1. Re-creation of the River Wye through the town centre and
creation of a new green space at the core of the new development
as a focus for the river.
2. Creation of a new road connection between Oxford Road and
Queen Alexandra Road that is capable of diverting some or all of
the traffic from the elevated section of Abbey Way within the vision
timescale of 30 years.
3. Continuity of pedestrian links using Desborough Road into the
town centre via the new development which is critical for the future
economic performance of this area and for the accessibility,
richness and diversity of the town centre as a whole.
4. Integration of the old town and the new town fully across the
former line of Abbey Way.
Together these obligations will reinforce the solutions to isolation already
identified and will integrate the developments with the rest of town centre
irrespective of whether the elevated Abbey Way structure is demolished or
not.
Urban Design Opportunities
The opportunities relate to the continuity of pedestrian routes to and
through the new development, a major deficiency identified in the
modelling of the pedestrian environment. Abbey Way is perceived to be a
barrier with little pedestrian penetration. There are several existing and
potential routes through the structure, derived from longer onward
connections - from the residential areas and the hospital to the south, from
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the Desborough Road area and from all parts of the town centre – but they
are privately owned and generally of very poor environmental quality,
blocked mainly by the nature of the development and dereliction on the
south side of the road. The problem is compounded by the lack of good
routes through the main traffic junctions, a clear focus of the vision.

Oxford
Place

Marlow
Place

Simply linking existing routes in the areas around the site creates a different, open
model for the development, assuming that the Abbey Way traffic can be diverted.
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A GRID OF NEW CONNECTIONS

APPLYING TO THE PROPOSALS FOR TCR AND BCUC

When these routes are extended through the new development areas they
indicate not a few direct routes, but a grid of new routes that can be used
to structure the new development. As well as the northeast/southwest
connections, this combination of development sites across the whole south
western quadrant of the town centre requires new internal connections
between developments, running northwest/southeast. It is assumed that
the traffic in Abbey Way can be diverted to a new route to the south and
west of the area.

The current proposals for TCR and the BCUC site can be accommodated
within this grid, allowing for the necessary diversions without the need for
major amendments.

Potential for a theoretical new grid of streets

Sainsbury’s

io
tat
sS
Bu

n

Town Centre
Project
Regeneration
Phase 2 of TCR project

Oxford
Place
Tesco’s

The existing proposals for TCR together with a proposal for BCUC (including a
relocated Tesco) but retaining Abbey Way, showing new development parcels.
Marlow
Place
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REMOVING ABBEY WAY AND REDISCOVERING THE
RIVER WYE
Removing Abbey Way from the network creates opportunities for
significant additional development along the line of the old road,
particularly in relation to the two main junctions. These new development
parcels are identified in the diagram.

A Vision for High Wycombe

This would require modifications to the TCR scheme in the longer term to
incorporate a new space and extension of the shop units on the southern
edge but would provide modern shops of optimum depth.
The whole reveals a significant expansion of the pedestrian grid in the
town centre with full integration that maximises existing connectivity.

It would also be possible to rediscover the River Wye at the heart of new
development focused on a new green space within the street structure,
creating a sense of place unique to High Wycombe.

Sainsbury’s

io n
t at
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Town Centre
Regeneration
TCR project
Phase 2 ofProject

Tesco’s

If the river cannot follow its original route, the development contains numerous
opportunities for new water courses to be created
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ABBEY WAY
Dealing with Abbey Way is the most complex challenge in the Vision.
The Road
The practicality of radical alteration to the road network in High Wycombe
will require detailed study to ensure that accessibility of the town centre to
the community that it serves remains high and that the environmental
consequences of congestion are not exacerbated. But with this proviso,
the vision for this part of the town centre – so crucial to its expansion and
general improvement and so central to criticism of the town by its citizens
– remains succinct and simple.
The aim is to divert traffic so that the elevated part of Abbey Way, that
which passes over the Octagon Shopping Centre, is no longer part of the
network. The real constraints on capacity at present are the junctions, not
the roads, and these could be made simpler and more efficient by the
introduction of computer controlled systems that synchronise traffic lights
and so ease traffic flow through towns and maximise junction capacity,
such as Urban Traffic Management Control.

A Master Plan for High Wycombe
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The Junctions
While the routes across Abbey Way are undoubtedly important to the
integration of new development into the town, and to the overall
impression that the town gives to its users, the analysis indicates that the
major road junctions at each end offer the greatest potential for
integration and environmental transformation. Diversion of traffic from the
elevated section of Abbey Way is as much about the liberation of these
spaces as it is about dealing with the structure itself.
The vision is that these become beautiful urban squares that create new
elements in the public realm network of the town centre, each with a
unique character, and settings for new development that will improve
enormously first impressions of the town and the image that it portrays to
all who use the town centre. The vision gives names to these new
squares which encapsulates their gateway status to the town centre –
Marlow Place and Oxford Place.

This diversion is proposed to be achieved by construction of a new street
to the south of the University College and Town Centre Redevelopment
sites to connect Marlow Hill with Oxford Road, and the diversion of traffic
to this new route. This will enable the major junctions at each end to be
reconfigured as new urban squares that unite the parts of the town centre
rather than isolating them and create strong new points of arrival in the
town centre with a unique character and sense of place.
The vision envisages no circumstances in which the roadway is still in use
for general traffic in the long term. The removal of this physical and
psychological barrier is at the heart of this vision.

6

DAVID LOCK ASSOCIATES
September 2004

A Master Plan for High Wycombe
Wycombe District Council

A Vision for High Wycombe

Marlow Place
Marlow place is created by the radical simplification and restructuring of
the junction of Marlow Hill with Abbey Way.

Minor changes can release land for additional green space

Aerial view of the junction today

If the traffic pattern is simplified and some of the legs of the present
junction removed, there is considerable potential to devote much more of
the ground space to pedestrian use with a new landscape scheme, and to
create simple and direct pedestrian crossings of the road system at grade
using traffic signal controlled junctions.
Major changes can release land for other uses
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Most of the development frontages to this new space are intended for
redevelopment in the foreseeable future. Both the University College and
the Fire station are set to relocate. The vision envisages removal of
Abbey Way and redevelopment of space around the structure and
foresees the redevelopment of the retail building currently occupied by
Staples.
These will create opportunities for major new developments that can
exploit the setting provided by the new square and create new landmarks
for the town centre in place of the tired buildings that currently exist.
Potential includes new employment space, additional cultural facilities, a
hotel and new public spaces, and in particular a new setting and approach
for the Swan Theatre. New buildings on the western edge of the space
should have a strong public presence in terms of active frontages and
landmark quality, and must be configured to contain and define the new
space.

A Master Plan for High Wycombe
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landscape philosophy should be a romantic contrast with the hard space,
but with formal elements that mark the key locations.
This will remain an important junction in the High Wycombe traffic network.
But through simplification, diversion and enhanced traffic control, the
balance should shift away from traffic towards the needs of pedestrians
and the impact of the traffic should be much reduced.
Within the space the opportunity arises to achieve a number of objectives.
These are encapsulated in the cartoon below.
A cartoon of the sort of place it could be in the future

Swan
Swan Theatre
Theatre
BCUC
BCUC Site
Site

Police
Police Station
Station

The river can be exposed but also diverted to a new course within the
space creating a unique feature that mediates between hard landscaped
urban spaces and expansion of the green space of The Rye into the town
centre. Where roads cross the river the bridges will celebrate its
presence.
An urban square will provide the setting for the Swan Theatre and the
Civic Centre, marking the point where the town centre meets The Rye.
This would be a key meeting place in the town and will be the town
centre’s front door for anyone approaching from the south or east.
The Rye has wonderful amenities that are close to but not currently part of
the Town Centre. Realignment of the roads and a change in priorities to
favour pedestrians will allow a re-landscape of the area to, effectively,
bring the Rye into the town centre with the river separating hard and soft
areas. The river will provide cycle and walking routes parallel to the
London Road through a landscape setting right into the town centre. The
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Oxford Place
The setting of Oxford Place contrasts significantly with Marlow Place in
that it will be deep in the heart of the built fabric of the town centre and will
be the meeting place of a large number of pedestrian routes, not traffic
routes. It will also be part of the continuity of shopping areas with active
building frontages on all sides, in both new and refurbished buildings. At
present the space is not well defined by building frontages but three sides
of the space are to be redeveloped and will have a much stronger
relationship with it.

A Vision for High Wycombe

Abbey Way and the diversion of traffic westwards from Archway to
Bellfield Road. There may still be access for local traffic and for bus
services and servicing to premises, but these will be subservient to the
needs of pedestrians. With this in mind the space has the potential to be
totally reconfigured as a formal square, probably covering a reduced area
to be more in scale with the surrounding parts of the historic town centre.

An aerial view of the junction today
Approaches to defining the space

The vision is that this space is taken out of the main traffic network by the
diversion of traffic southwards away from both the elevated section of
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The space needs to be articulated by creating visual focuses that create a
unique character. This can be done by creating a centrepiece, an object in
its centre that becomes its memorable image; by objects around its
perimeter to contain and define the space. This could be further
developed by giving emphasis to the points at which the space is entered,
either as stand-alone objects or by a common or special treatment to
redeveloped buildings. Finally, and most extravagantly, covering the
space would create containment and a unique quality.

A Master Plan for High Wycombe
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Finally, the River Wye has a role to play as a key unique feature,
approaching along Oxford Road and passing through the new square,
celebrated within by bridges for the pedestrian routes.

A cartoon of the qualities the space could have, incorporating the River Wye
Roles for trees, floorscape and building frontages

The space will be defined by the facades that surround and contain it, the
majority of which, in this case, will be new; by the treatment of the
floorscape, in particular paving patterns and perhaps incorporating special
lighting; and by the form quality of tree planting, and the ribbons of unity
that are strung along the approaches.
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The cartoon above shows how these elements could be brought together
in Oxford Place.
The space itself should have a uniform surface treatment, only
differentiating where there is a clear functions requirement. The space
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requires formality and high quality, and this should be reinforced by the
tree planting pattern.
The River Wye will have an important role to play, by recreation of the
water frontage to Oxford Road and providing a new course central to the
new square, celebrated where pedestrian routes cross it.
The space could still have vehicle access, but under very controlled
conditions and with clear pedestrian priority. In the central area the traffic
would pass over the pedestrian space and with no space differentiation to
ensure progress at walking speed.
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The vision for Desborough seeks a subtle but important restructuring of the area that can be achieved incrementally as redevelopment opportunities occur,
and which will build on its existing strengths and reveal additional assets without the need for comprehensive change that would be very disruptive to the
communities that are there now.

A CONCEPT: REINFORCING WHAT MAKES DESBOROUGH SPECIAL
The linear nature of the area, stretched out along the valley of the River Wye to the west of the town centre, has several key elements that reinforce the east
west axis. These are not obvious on the ground at present but have the potential to be reinforced as time passes and regeneration takes place, making the
area much more legible:
East-West Links
•
•
•

•

•

2

The Railway
The Oxford Road
The River, though
it is hidden
through much of
the area
Desborough
Road/Eaton
Avenue/Abercro
mbie Avenue –
the main spine of
the area
Dashwood
Avenue/Green
Street, the main
traffic route but
reinvented as a
boulevard,
creating a green
southern edge.

North-South Links
In conceptual terms, the vision for the area takes this east west pattern
and reinforces the north south links. These are the links that integrate the
area with the wider context and are the key to its future structure.
There are a number of
north south routes that
cross the valley, though
these are not all well
defined, and the points at
which they cross Oxford
Road or Desborough
Road are important
places that provide
orientation and
connections to other
parts of the town.
The River is not as
important a part of High Wycombe today as it should be – all too often it
lies to the rear of development parcels or has been culverted and
developed over - and the pattern of development in the Desborough area
has lost its coherence, with housing and (relatively) large scale industrial
premises cheek by jowl and intermingled. What remains notable is that
Desborough Road has retained its vibrancy at the heart of the area and
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Between these links, the
relationship between the
river and Desborough
Road and the wider area
needs to be established
where it is missing and
reinforced where it is
present. This will be
achieved by creating new
green links between the
water and the road and on
to the peripheral tree belt
where practical.

continues to be the main location for shopping and for community
services.
The vision for Desborough is to re-establish a coherent pattern of activities
and development and to reinforce the existing structure by creating new
visual and physical connections that they provide nodes for the
concentration of activities at points of greatest accessibility.

These north south links have different levels of importance and different
characters. Some are major through roads which go beyond the
boundaries of the area and across the railway line to connect to parts of
the town to the north. In other cases they connect only to Oxford Road
and are contained within Desborough. Some are conventional streets,
others are simple green footpaths.

A Grid of Streets, Paths and Rivers
Together the links should
form a grid of connections
to and through the area,
integrating it internally and
with its context.

The points at which the links cross the River need to be celebrated. In
most cases the River simply goes under the road. There is no perception
of the road crossing the river.
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It is envisaged that, between these crossing points, the river will be
opened up as a landscape corridor with public access as opportunities
arise, reorientating development to front onto the river, providing public
access and an attractive setting for development that recognises its
importance and value. In this way a new pattern of green links will be
created across the area.

A Pattern of Nodes
Finally, these crossing
points assume a much
greater significance as a
pattern of new nodes –
special and accessible
places – that create a
strong sense of legibility in
the Desborough area,
differentiating one part
from another.

3

Some of these points will be street places, major intersections where the
use and the built form should be special. Some will be water places,
where streets cross the river and will be strongly related to the water,
creating a built form and landscape setting appropriate to the water. Some
will be green places close to the main parks or as parts of the green
network.

7

6

5

A Pattern of Non-Residential Uses
The major land use throughout the area is housing; but it is the nonresidential land uses that structure the area. These areas of nonresidential activity – public open space, employment areas and
concentrations of community facilities of all kinds – already exist between
Oxford Road and Desborough Road or along Desborough Road itself.
These already have a regular alternating pattern from east to west. These
non residential areas, from east to west, are:
1. the Town Centre Fringe and the start of the Desborough High Street
2. the industrial and employment area around Desborough Avenue
3. The concentration of retail and community facilities in the heart of
Desborough
4. The industrial area in the heart of Desborough
5. The Desborough Recreation Ground
6. The western employment area that marks the west end of
Desborough
7. The eastern edge of West Wycombe Park

4
3

2
1

4
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While all of these areas have housing
around them, each areas will have a
different relationship with its setting,
and needs to respond positively to its
context.

6

5

redevelopment overlooking the park
4

Desborough Recreation Ground (5) is an oasis of green in the heart of
Desborough through which two branches of the River Wye run. It is a
hidden asset of the area, and should have better connections with the
surrounding area.

4

This is illustrated by the diagram, and
this simple interpretation offers
important clues to the kind of design
and development response that is
required.

3

The eastern employment area (2) is
between two important concentrations
of community facilities and resources –
shops, health and welfare, education, and should respond to this importance
for the general public with buildings that
have active frontages to the street,
and offer services with a public
relevance.

6

7

5

4

The different characteristics of these areas need to be analysed and
reinforced through a strategy for new development and redevelopment
tailored to the characteristics of each area, its location - within the grid and
relative to the town centre - and its relationship with its neighbours. Such
a strategy should be prepared with the strong and active participation of
local people and key stakeholders

2
1

3
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The western employment area (6) is dominated by large scale buildings
with frontages to Chapel Lane (A4010) and to Hill end Road. Future
redevelopment could create prominent sites with main road frontages.
The Western Edge Park (7), the eastern extremity of West Wycombe Park,
marks the western extremity of the built up area and is a finger of
countryside coming into the town.

3

The Heart of Desborough (3) already
has close relationships with the
residential community but sits between
two key employment areas and could
provide a location for business
services as well as enhanced local
shopping.
The Central Employment Area (4) is
surrounded by housing and is well
related to the Heart of Desborough,
but responds poorly to the east end of
Desborough Recreation Ground. The
open yard activities have potential for

2

2
1

5

It is believed that this revised pattern will accommodate change and
improvement that responds to the needs of the resident community, the
working communities and to the economic and employment strategy for
the town as a whole; they play an important part and should continue to do
so.

4
3

7

6

5

5

MOVING FROM CONCEPT TO A REAL PLACE
This is fine as a concept, but what will it mean in reality?
The Structure of Non Residential Places
The concept fits the real place well, But is not always obvious o9n the
ground. The main components are shown in the composite illustration; it
is explained in more detail below.

Western Edge Green Park

7

6

Employment with
green space at edges

Internal Green Park
with key activities at
both ends

Employment within housing
areas with key activities at corners
and links to key routes

Desborough Community “Heart”

5

Show piece Employment
Edge of Town
Centre activities

4
3
2
1

The non-residential places and the relationships between them

The seven non-residential focuses spaced along the valley

The “tartan grid” of streets and spaces relate to what already exists in
Desborough. The predominant use throughout the area will be residential,
and where this has become fragmented, new development will provide
consolidation.
The non-residential areas each have a distinctive character that is to be
reinforced.

6

The Edge of Town Centre (1) fringe at the east end of Desborough Road
must regain an unbroken link with the town centre so that its
importance as a secondary and specialist retail area can be reinforced and
enhanced. It is already strong but has the potential to be stronger:
• as a local facility,
• as an area complementary to the town centre for more specialist
activities; and, most importantly,
• as the primary connection from the whole Desborough area to
the town centre.
There are opportunities for new mixed use developments which must
include active frontages to the street.
DAVID LOCK ASSOCIATES
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Desborough Employment East (2) is the most prominent by virtue of its
frontages to Oxford Road and to Desborough Avenue, and it straddles
Desborough Avenue and encompasses the junction with Desborough
Road. These frontages make it a “foreground” employment area where
businesses are clearly on display and have an important public presence.
This requires a high standard of design, strong street frontages and would
favour businesses with a strong public relationship.
The Heart of Desborough (3) is already the location for a number of key
community services – health centre and community centre and a school
- allied to local shopping. It should remain and improve as the cultural
centre of the Desborough community, enhanced by the potential to provide
business support services to the adjacent employment areas. The
heritage of industrial buildings should be used as a catalyst for
regeneration, giving the area a unique character. There is also the
potential for new public open space which is lacking in Desborough.
The Desborough Employment Central (4) is not as prominent as Area 1
and consists of mixed enterprises behind residential frontages. It is
primarily an industrial area with a pool of low cost accommodation
(which is socially very valuable) that supports a wide variety of businesses.
It contains an extensive stretch of the River Wye and has considerable
potential for environmental improvement. The western end has a
number of yard based businesses that are not consistent with a largely
residential context and respond poorly to the Desborough Recreation
Ground and to the river immediately to the west and north, and have
considerable potential for redevelopment for employment-led mixed use
and improvement of the River corridor. It also incorporates Millbrook
Combined School which is an important community resource with a
frontage to the Desborough Recreation Ground and to one of the
important roads.
Desborough Recreation Ground (5) is an asset of the area but it is
partially hidden and not sufficiently well known or used. The river is its
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unique feature, with two channels forming the north and south boundaries
of the park. There is some new residential development that has exploited
the park as a setting but the boundaries in general are formed by the
backs, not the fronts of properties. The east end is the most obvious
location for new development that would better integrate the park into its
surroundings and open up public access to the river.
The Desborough Employment West (6) is in a suburban location on the
western edge of the town. At present it is occupied by large scale
industrial buildings, but it has the potential to be redeveloped as an office
park with new buildings that better fit the suburban, green setting
between two parks. The road network gives good access to the rest of
the town and directly to the M40 motorway at Cressex via the A4010.
Redevelopment may also prompt the reopening of West Wycombe railway
station that would serve a wide residential and employment catchment and
would create a new focus on Oxford Road.
The eastern end of West Wycombe Park (7) marks the transition from
town to countryside, and is the eastern extremity of one of the town’s
greatest landscape assets. It could be much improved by development
that better exploits the unique setting.
Housing
Around this pattern of non-residential uses, housing changes in character
from the town centre, where development densities are highest and the
age of the housing stock generally the greatest, towards the west where
the character is more suburban and the densities of development lower. A
common theme however is continuous frontages of houses on a grid of
streets. At present this pattern makes a uniform change from east to
west, but there are the beginnings of new forms of housing development
that exploit local settings to create more variety across the area; new
apartments on the south side of Desborough Recreation Ground are a
good example. As the new structure for Desborough becomes
established, this diversity will be enhanced, related to new development

7

nodes across the area. But the area will continue to offer a mix of housing
types and tenures, including family housing.

remain important for traffic access. Development in relation to these
routes should simply reinforce their importance.

The Street Structure
This land use pattern will be supported by subtle changes of emphasis in
both the street hierarchy and the landscape structure, in which the river
and existing green spaces, and the creation or reinforcement of links
between them will play the lead role.

Across this grain, there are a number of routes that integrate the area
with is surroundings from north to south. The most important are those
that connect across the Chiltern Line railway and these are identified as
“key integrators” in the diagram (Desborough Avenue/The Pastures and
Chapel Lane/Plomer Hill). At the second level are existing streets that
connect to Oxford Road of which Bridge Street and Oakridge Road are the
most important at present, and need to be reinforced; Bridge Street
because of its relationship to Desborough Road’s “high street” and the
town centre, Oakridge Road because of its relationship with the “heart of
Desborough giving access to the facilities from a wide catchment. This
should be reinforced by emphasising the streets around the heart – the
“Ring around the Heart” in the diagram – as a high quality piece of the
public realm.

Key Integrator

Green Links
Desborough Spine

Main Spine - West Wycombe to
Town Centre

Ring around the heart

Key Integrator

Below this level, Desborough Park Road will have a local integration
role, and there will be a series of new links created within development
parcels to create green links across the river and to surrounding green
space.

A structure derived from existing and enhanced cross routes

The first layer is the nature of the routes through the area. The east
west routes will remain the key connections since they link the area to the
town centre, and give access to the range of non-residential activities and
facilities that are part of the area. Oxford Road (A40) to the north will
remain the main through route in west High Wycombe, but within the area,
the most important route structurally and in terms of integration is Eaton
Avenue/Abercrombie Avenue which links the main elements of the area
together west of Desborough Road. Dashwood Avenue/Green Street will
8
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Landscape And Open Space
This structure suggests a simple pattern of landscape treatments
shown in the diagram below.

exploiting development and redevelopment projects to create a
continuous and publicly accessible “green and blue” ribbon through
the whole area. How these points relate to where people live in the area is
revealed in the diagram below.

Water at heart of
Desborough
Celebrations of
the River

Park

Celebrations of
the River

Park

Park

Park
Boulevard
Streets
Green Links

Green Links

High Street
treatment

The role of the River Wye and opportunities to celebrate crossing points

The existing areas of Desborough Road together with the “Ring around
the Heart” require a general uplift in the quality of the public realm
using quality hard landscape design to reflect the role as the High Street
for the area.
The main connections need a “boulevard” treatment with enhanced tree
planting and designed accommodation of car parking. The green
routes/links need an intimate landscape treatment with the emphasis on
planting and onward vistas. Where any route crosses the river, the river
needs to be celebrated as a landscape event. These points are
important as the locations from where access to the river will open,
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The role of the River Wye in the context of the residential areas

There is an identified need for additional public open space in the
Desborough area, not just as large areas but as “pocket parks” on small
sites near to where people live, particularly in the Desborough Park,
Oakridge, Dashwood and Copyground areas.
Landmarks and the Industrial Heritage
There are buildings that are important to the industrial heritage of High
Wycombe that are scattered across the whole are. While these are not so
precious that they require statutory protection, they are intrinsic to the
history and character of the area, and are a resource that can set a tone
for imaginative reuse as part of mixed use schemes.

9

CONCLUSIONS
The following themes offer guidance to structure the future strategy and
action plans for the Desborough Area:
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1.

It is a place in its own right with a clear identity, but it is an
integral part of the town, not separated from it.

2.

It has a vibrant seed-bed economy and a wide range of
housing accommodation that meets needs locally and
across the town

3.

It has potential for attractive riverside environments with
public walkways passing through existing and new open
spaces, linking from the town centre to the countryside

4.

It is important to value the legacy of the industrial past of
the area and seek, wherever possible, to convert old buildings
to new uses.

5.

The energy and imagination of local people should be
engaged to the benefit of local residents and traders.

6.

There needs to be a proactive Council role in assembling
land to reduce the risk of speculative piecemeal change to
ensure the long-term social, environmental and economic
well-being of the area.
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The historic centre of High Wycombe is what most people recognise as
the town centre. It is centred on the Guildhall and Parish Church and
includes the medieval street pattern as far as Frogmore to the west and
the east end of Easton Street. This reflects the extent of the town in the
earliest plans, focused around the Market Place.

The shape of the town is still clearly recognisable today, including the
street network based on the market place and the cross roads, and the
pattern of development plots.
In general terms this area should be subject to simple incremental change
over time that respects its legacy of buildings and urban spaces.
However, three particular areas are identified for more concerted and
comprehensive renewal:
• The Easton Street Quarter
• The Swan Cultural Focus
• The High Street Heart

2
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THE EASTON STREET QUARTER
In contrast to much of the west side of the town centre, the Easton Street
Quarter has no major development proposals in the pipeline, with the
exception of improvements to the station. Nevertheless it has been
identified as an area that can undergo substantial regeneration through
sensitive infill development and redevelopment to create a number of
new connections and accommodation for a wide range of different
activities complementary to, and part of, the core of the town centre.

RailStation

Ea st

Regeneration Potential
This part of the town is seen to have enormous potential as a mixed use
quarter where homes, workplaces, shops, places to eat and to drink and a
wide range of other activities will provide a richness to the environment
that is embryonic but underdeveloped at present.
The key will be structural changes to the traffic network, reinstituting
two-way traffic in the main streets (Easton Street and Queen Victoria
Road) as a means of reducing the adverse impact of the current one-way,
high speed traffic flows. Allied to this is the need to incorporate much
better pedestrian crossing facilities, particularly at the junction of Easton
Street with the High Street and Easton Street with Abbey Way, but with
intervening crossing facilities as well.
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Easton Road
Gateway

Marlow
Place

Three key places and the routes of connection to the town centre

The main areas for new development are:
• the railway station,
• the BT Telephone Exchange, which is understood to be
substantially under occupied but not available for redevelopment
in the short term,
• relocation of the Royal Mail Sorting Office, which has been
mooted, and
• the frontage of the Rye to Abbey Way where the existing
buildings do not utilise the unique setting well, and offer
considerable potential for improvement.
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The vision is to see this area transformed as the eastern gateway to the
town centre by reinstating the importance of Easton Street in the physical
and visual structure of the town centre. Easton Street will gather
pedestrian flows from the development areas to north and south and
provide the main connection to the town centre.
Of these, the key one will be the railway station which could be given
direct connections to Easton Street as part of the redevelopment of the
land immediately around the station and land parcels down to the Easton
Street frontage. The railway station must become more integrated into the

3

public transport networks in the town and the opportunity for direct
interchange with bus services will be fostered here.

The Development Areas

The area will also be influential in the reconstruction of the “Magic
Roundabout” to become Marlow Place, a high quality, beautiful urban
square as the primary gateway to the town centre from the south in place
of the traffic dominated space that exists today. This transformation will be
instrumental in the culture-change necessary to calm traffic in Queen
Victoria Road.

Three areas for substantial change

Reconstruction should happen in four main areas:
1. The Railway Station
2. The BT Exchange
3. The Royal Mail Sorting Office

4
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A Structure of New Links
The opportunity presented by this redevelopment programme will deliver
new links – primarily pedestrian but with important vehicle connections –
that will create a new and permeable structure for the area with new
frontages and opportunities for commercial activities. All streets will carry
two-way traffic, including those that are currently one-way.

Rail Station
B us

E as t

on S

Rou
te

In this way traffic will be travelling at speeds suited to a town centre
environment, turning Easton Street from a hostile “racetrack” to a place
where people feel safe and can cross the road with ease. The problems
associated with heavy lorries in Amersham Hill having to negotiate a sharp
left hand bend at Easton Street will be removed.
The new links will serve three main purposes:
• Improvement of east west penetration of the area, parallel to
Easton Street
• Connections of Easton Street with the railway station to the north
and the Rye via Abbey Way to the south, opening up and defining
development parcels
• Possible provision of a new route for bus services approaching
the town centre from the east to permit interchange (and
potentially a bus station) at the Railway Station (bus routes using
Amersham Hill would be accommodated in the road outside the
station).
Abbey Way will continue to be the main route for through traffic. Easton
Street will contain two-way traffic but travelling at speeds suited to a town
centre environment with pedestrian priority and with possible bus priority at
the High Street junction.

tr
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At the eastern side of the area, a new route could be created from north to
south which could accommodate bus routes and has sufficient space to
create a landscape corridor from the railway to The Rye that creates a
much improved setting for new development. Overlain across all of this is
rediscovery of a permeable network of pedestrian routes that pick up
existing lines of connection.

A structure of new routes
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Development Potential
The development potential is illustrated in the diagram opposite and
incorporates:
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•

Redevelopment of the station to include new passenger and
ticketing facilities, commercial space and with employment above.
The main entrance is on axis with the main north-south pedestrian
route.

•

Formalisation of short stay station car parking in a landscaped
setting in front of the station with new pedestrian routes
incorporated into the layout.

•

Bus interchange arrangements at the station.

•

Redevelopment of the BT Exchange area to provide new
buildings for employment or residential accommodation with
commercial uses on the ground floors, and new pedestrian
routes. Space behind the existing frontage to Easton Street could
provide a new “business square” as a quiet focus for new
development on upper floors

•

Reorganisation of the Easton Street/Abbey Way junction including
the creation of a new green space to mark the “Easton Gate”
access to the town centre.

A structure of new buildings and spaces
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Bringing it all together

This area has considerable potential for change incrementally, over time,
without undue impact on existing occupiers, but with the overall goal of reintegrating the area with the town centre once more.
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THE SWAN CULTURAL QUARTER
There is considerable potential for redevelopment in the area around the
Swan Centre to create a “cultural quarter” with the theatre at its heart but
consolidated by other facilities as part of mixed use redevelopment.
These will include:
• Redevelopment of the Fire Station following relocation
• Possible reuse of the Central Library building as part of the Swan
complex
• Possible redevelopment of the Liberal Club and Royal British
Legion, depending on the achievement of diversion of Abbey Way
• Redevelopment of BCUC (described as part of the TCR/BCUC
vision)
The new sites for development offer themselves for mixed use
development that could include offices, apartments and hotel space.
New cultural venues might include:
• A Gallery
• Meeting spaces
• A cinema
These would be supplemented by places to eat and drink with close
relationships to the river and to the new green space.
The key to change is the diversion of Abbey Way and the simplification of
the road network and junctions around the Marlow Hill roundabout. This
would permit a fundamental reorganisation of the public realm in which the
green space with its mature trees that currently sits in the middle of the
roundabout would become part of the town centre, with a frontage to the
river, but it would also be perceived as a link to The Rye.

New
apartments

New business
hotel or
apartments

The Swan Centre

New business
hotel or
apartments

Town Hall

Marlow
Place

Green links
to the Rye
To the north of the Swan Theatre, alleys and lanes serve simply as service
areas and car parks at present. The area requires a proactive strategy that
transforms this into a network of pedestrian routes with active building
frontages and a wide range of public uses – specialist shops, cafes, etc.

This would permit an extensive new network of footpath routes linking the
old and new towns, and would allow the River to assume a new
prominence as part of the town centre environment.
8
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THE HISTORIC CORE
The historic core of the town, focused around the parish church and the
Guildhall, is the most precious part of the town because it is the most
memorable. It is the positive image of High Wycombe.
This location mediates between the medieval town and the Georgian town
and between the informality of Frogmore and the ancient marketplace and
the formality of the High Street. This area needs to be revitalised as part
of a wider regenerations strategy, in part by addressing the quality of the
public realm and in part the balance between people and vehicles.
This is not a place for wholesale change, but given its importance to the
economic success of the town centre and the whole town, consideration
should be given to financing a programme of improvements through the
surpluses secured on all town centre development and public investment.
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