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Location Plan
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Figure 1 - Location of Feasibility Sites
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Site Plans
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Site
Plan

Figure 2 MU15 Swan Frontage – Site Area 1.911 acres (4.722 hectares)

Site Plan

Figure 3 MU24 Octagon Parade –Site Area 3.002 acres (1.215 hectares)

Site Plan
Figure 4 MU9 Archway Site – Site Area 2.536 acres (1.026 hectares)

Site

Plans
Figure 5 Suffield Road Site – 0.335 acres (0.135 hectares) excluding Road

Figure 6 Suffield Road Site – 0.645 acres (0.26 hectares) including Road
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Concept Diagrams
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Option 1 – MU9 Archway

Option 2 – MU9 Archway

Concept Diagram - Suffield Road following highway changes
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Deliverability Assessment Brief
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High Wycombe Town Centre Masterplan Deliverability Assessment
Development Appraisals
1. Context
Wycombe Development Framework
In July 2008 Wycombe District Council adopted its Core Strategy DPD after it was
found to be sound by an independent Inspector in February 2008. The adopted Core
Strategy can be viewed at www.wycombe.gov.uk.
A draft Site Allocations DPD was published in February 2007. Further consultation is to
take place in summer 2009 on key areas of change. Formal submission of the Site
Allocations document is expected in September 2010.
The High Wycombe Masterplan
Extensive work and consultation has been undertaken on the development of the
masterplan for High Wycombe since 2004, including consultation with the public
through the programme of ‘Imagine the Future’ consultations.
In 2004, David Lock Associates were commissioned to draw together this vision for the
masterplan of the town centre. The vision document can be downloaded at
http://www.wycombe.gov.uk/sitePages.asp?step=4&contentID=553&categoryID=3749.
The shared vision for High Wycombe set out in the WDC Core Strategy and BCC
Second Local Transport Plan includes an innovative vision for the town centre, as
described by the Masterplan. This includes aspirations to improve the pedestrian
environment, integrate the expanded town centre and secure changes to the road
network, including the possible re-routing of the A40 Abbey Way Flyover so as to
overcome its divisive effects.
The proposed policy 6(1) on High Wycombe Town Centre within the Core Strategy was
deleted following the Core Strategy Public Examination. The Inspector stressed that
the principle of the proposal is ‘entirely supportable’ but stated that further evidence is
required to show that the proposal can be achieved within a reasonable period, with
clear implementation mechanisms in place. The Inspectors Report can be downloaded
at
http://www.wycombe.gov.uk/sitePages.asp?step=4&contentID=4282&categoryID=3833
.
Producing the Evidence Base
To address the concerns expressed by the Core Strategy Inspector, Wycombe District
Council is currently undertaking various work streams to ensure that this evidence base
is in place:
 Work is being undertaken on designing new key pieces of road infrastructure to
allow for changes to the current network
 Traffic modelling work is currently being progressed to confirm the proposals are
technically sound.

 Work is being undertaken on the identification of potential future town centre
development sites which may be realised if changes to the road network are
implemented.
 Work is being undertaken on a financial Deliverability Assessment of the
masterplan
A comprehensive evidence base is required to be in place before consultation can
begin on the Site Allocations DPD in June 2009.

2. Purpose of the Deliverability Assessment
The Deliverability Assessment is another key element of work, contributing towards the
evidence base for the implementation of the town centre master plan.
More specifically, its purpose is:
•

To establish the deliverability and financial viability of the town centre master plan
(including the possible removal of Abbey Way (elevated section) in whole or in part

The Deliverability Assessment is being produced in-house by WDC officers, with some
external technical support and will cover the following areas:
• Identification of infrastructure requirements, costing of infrastructure and
potential phasing of delivery
• Identification of development sites within the town centre that could contribute
financially to the implementation of the town centre masterplan, assessment of
developer contributions expected to be realised from these sites and potential
phasing of delivery of these sites
• A matrix-style appraisal of the above workstreams to assess the financial
delivery of the masterplan
• Assessment of alternative funding options and policies if required

3. Main workstream: Development Appraisals
To assist WDC officers in undertaking the Deliverability Assessment, professional
advice is required for the identified sites that could be realised for development once
changes to the highway network are implemented.
These sites are:
 Abbey Way Gyratory (including Abbey Way flyover eastern end)
 Oxford Road roundabout (including Abbey Way flyover western end and Oxford
Road)
 Archway
 Area on the junction of Suffield Road and new Gas Works Link
See attached plan for locations.
For all the sites listed above, schemes have been developed and drawn up and
assumptions on the quantum of development (floor space, no of levels etc) have been
made. Therefore no work needs to be done on option development for the sites. This
work will be made available to the consultant undertaking this work.
Assessment of sites
For each site the key questions to be addressed are the following:
• What would be the expected uplift in value if changes to the highway network
were to be implemented?
• What proportion of this uplift could reasonably be expected to be secured to
implement highway network changes? How could this proportion be secured?
Consideration therefore needs to be given to the following:
• What is the existing value of the site? What would be the cost of WDC
securing the site?
• What are the costs of developing the site (based on the assumptions
provided)?
• What is the potential value of the site when developed?
• What would be likely to be an acceptable proportion of the development
value arising from the proposed changes to contribute towards the
implementation of highway changes and?
• It is envisaged that the contribution will be secured by legal agreement,
linked to the granting of planning permission, the making of road closure
orders, with a clear policy basis in the Delivery and Site Allocations DPD.
Advice should be given on this approach, as to appropriateness and any
other mechanisms available to secure this contribution.

Assessment should be undertaken using common assumptions on build costs and
projected land values, i.e. this should not be undertaken as a ‘red book assessment.’
Costs will need to be given at an appropriate cost base. It is envisaged that costs will
be supplied on the following:
• 2009 (present day costs – at a value of 80% of 2007 costs to reflect current
economic conditions)

•

It is anticipated that development and delivery of the sites will be phased.
The following phases have been seen to be appropriate timescales for the
development of sites and if possible, costs should also be given for these
years
i. Abbey Way Gyratory – 2015-2020
ii. Oxford Road Roundabout – 2021-2026
iii. Archway – 2021-2026
iv. Area on the junction of Suffield Road and new Gas Works Link –
2009-2014

N.B The potential financial contribution (in terms of developer contributions) that could
be expected from these sites towards the implementation of the town centre vision will
be calculated by WDC and does not form part of this brief.

Timescales
This work forms part of a wider Deliverability Assessment for the Town Centre
Masterplan, which will be consulted on during June – August 2009. Lead in times
require information to be collated well before then and a draft final report by the end of
March is being looked for. If this timetable causes difficulties then an indication of an
alternative timetable may be considered.
Costs
Costs for this work should allow for an inception meeting and a meeting to present
findings.
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Photographs – MU15 Swan Frontage

Fig.1 Fire station

Fig. 2 Liberal Club

Fig. 3 British Legion

Fig. 4 British Legion

Fig. 5 - Police Station
Photographs – MU24 Octagon Parade
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Client: Wycombe District Council

Fig.6 Oxford Street Roundabout

Fig. 7 Octagon Parade

Fig. 8 Oxford Street

Fig. 9White Hart Street

Fig.10 Service Yard

Fig.11 Bull Lane
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Photographs – MU9 Archway

Fig. 12 Archway Car Park with access to
subway

Fig.13 Archway car park

Photographs - Suffield Road

Fig.14 Rutland Road

Fig.15 Suffield Road
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