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Executive Summary
This report sets out a thirty year vision for the communities of Princes Risborough and its surrounding area. These and other
similar communities across the South East of England are in the midst of a period of profound change and face significant
challenges. The report contains lots of ideas but few firm proposals. This is deliberate. It is the intention to promote debate in the
local community about the sort of place that they want the Risborough area to become over the next 30 years, but with the benefit
of a sound understanding of current and likely future issues. Further thought and investigation may reveal that some of the ideas
and proposals in this document cannot be taken further, due to practical difficulties or clashes with national policy. What is
important, however, is that this report has started a process of devising strategies and projects to take Risborough forward.
THE CHALLENGES
Many of these challenges relate to the population profile of the area:

The area is surrounded by locations that are set to grow significantly –
Aylesbury, Milton Keynes and the South Midlands, Oxford, The Thames
Valley – which means that the problem of through traffic in the area is
set to get worse.

•

The current population is aging – the average age is getting
higher because people are living longer but having fewer children;

•

The average household size is falling steeply – families are
smaller, more couples are breaking up and there are more one
and two person households;

And Princes Risborough is felt by many to compare unfavourably with
some direct competitors, notably Thame and Wendover, in particular in
terms of the strength and variety of shops and the general vitality and
diversity of the town centre. Princes Risborough has the pre-requisites for
similar performance, but needs a more promotional management regime.

•

There are fewer children

THE CHOICES

•

There is rising housing demand but too few new homes which
means that prices are outstripping affordability for young
people.

The communities have choices. They need to decide a local approach to:

As a result, the local population is in decline. School rolls are falling.
The viability of local services – shops, leisure and recreation, social and
health services – is being challenged. In the period from now to 2035,
more than 1600 new homes will be required just to keep the population
the size that it is today.

•

The location, scale and rate of development of new housing;

•

How to best support the health of local businesses through a
more supportive regime;

•

How best to deal long term with the impacts of rising through
traffic.

In many ways these choices are inter-related and inter-dependent
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THE VISION

•

The long term vision for the area is the re-establishment of the town as the
sustainable focus of services and facilities for a wide rural hinterland, a
modern Market Town for the 21st Century.

A strategy for the encouragement of local creative
businesses in information, media, design and the arts;

•

A strategy to make Princes Risborough a centre for trade
and services that is distinctive from other towns in the area;

This vision has four main strands:

•

The creation of a range of facilities for visitors and tourists.

1. Retain Young and Creative Minds in the Area
•

The schools and local facilities for young people are key
to the health of the communities and must be made strong
and attractive;

•

The availability of good quality and affordable housing that
relates to the needs of local people, especially young people
with families;

•

Support for local entrepreneurs, particularly young people in
creative businesses.

Young people add energy and life to communities and strengthen a
shared sense of community.

3. Create a High Quality Public Realm
To achieve these objectives, an important pre-requisite is a high
quality public realm that supports the social and economic life of the
communities. Princes Risborough must be a beautiful place. This
requires a focus on a number of key areas:
•

A long term solution to the adverse impacts of through traffic
by diversion of part of the A4010 to a new route via Kop Hill,
and planned distribution of traffic across a wider network;

•

Redress the balance in the town centre between traffic and
the needs of pedestrians in favour of the latter;

•

Create an attractive town centre by attention to the quality
and use of materials, lighting, signage, the maintenance and
improvement of shop fronts and improvements to pedestrian
areas on streets and in the lanes and alleys;

•

Maintain and improve the accessibility of the town centre
particularly for those walking and using public transport, but
also the location, scale and management of car parking;

•

Provide high quality green space within the town, particularly
Wades Park;

2. Reinforce the Economy of the Area
The local economy retains strengths in manufacturing, trade and
services and facilities for visitors and tourists, but these are fragile and
in need of reinforcement. This would be achieved by:
•
•

A planned hierarchy of accommodation aimed at all
businesses from the largest to the smallest and youngest;
Support and assistance to the area’s major employers to
retain them and to encourage reinvestment and the use of
other local suppliers;
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•

Enhance the role and accessibility of the area’s unique green
landscape setting through improved signage and
interpretation, and new routes where possible.

•

Picts Lane and the Railway Station – a focus for a new
mixed use area of employment and housing with improved
station facilities and connections to the rest of the town,
incorporating the Princes Lane Industrial Estate.

•

Station to Town – reinterpretation and strengthening of
existing connections between the station area and the town
centre, creating high quality connections for pedestrians,
cycles, buses and cars.
The Town Centre – to include better accessibility for the car
parks and key facilities, improved main frontages and
gateways, opportunities for new development.

4. Re-establish a Simple and Logical Structure for the Town
The strategy examines the capacity of Princes Risborough to
accommodate new development related to defensible boundaries, and
makes recommendations on four main aspects:
•

The scale, location and accessibility of green space with a
focus on a renewed and expanded role for Wade’s Park;

•

•

The location and integration of employment areas and
proposals for delivery, focused on the Station and Princes
Industrial Estate, Longwick Road and the town centre;

THE DELIVERY

•

The location, scale and integration of new, housing-led
development areas including a local sequential approach,
which reveals the development capacity of the town over the
next 30 years. Such development will be focused by first
preference on already developed sites within the urban area,
then infill sites to the east of the railway, then on greenfield
sites east of the railway and only then looking at land to the
west of the railway lines;

•

The inter-connectivity of key parts of the area, and the
opportunities to make the town work more effectively.

Finally the Vision makes recommendations on further work in relation to
the key recommendations, appropriate timescales and the responsibilities
of delivery agencies. Wycombe District Council has the key role,
supported by the Town Council and in partnership with the County
Council, SEEDA and, of course, local stakeholders.

THE OPPORTUNITIES
These themes are brought together in a number of key locations in the
town where opportunities for significant improvement have been identified.
These are:
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1. 1. Introduction
1.1

The purpose of this Study is to create a 30 year vision (statement) that will secure the sustainable economic, social and
environmental development of the Risborough area. The report contains lots of ideas but few firm proposals. This is
deliberate. It is the intention to promote debate in the local community about the sort of place that they want the Risborough
area to become over the next 30 years, but with the benefit of a sound understanding of current and likely future issues and
an appreciation of what is possible.

1.2

This vision has been developed by the
community for the community, with the
support of the County, District and Town
Councils and Risborough Area Community
Action. David Lock Associates (Town
Planning and Urban Design Consultants)
and Integrated Transport Planning
(Transport Consultants) have facilitated this
process.

1.3

It provides a basis for the development of
local planning policies and for the leverage
of external funding and investment to
projects and activities that support the
delivery of the overall vision.
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THE STUDY AREA
1.4

The area that has been considered for this
vision is focused on Princes Risborough
and takes into account the surrounding
settlements that have, and will continue to
have, a very strong relationship with it.

KEY QUESTIONS FOR THE STUDY
1.5

The brief sought an exciting visionary
framework for the next 30 years for the
Risborough area which required the area to
be:
•

a destination in its own right;

•

permeable & connected, in which
pedestrians & cyclists are not
dominated by vehicles;

•

a thriving town centre which is not
dependant upon key magnets for its
long term success but instead has a
structure which is robust & selfsustaining;

•

a vibrant area in which access is
convenient by all modes of transport;

•

working from a wider transport network
point of view, recognising the range of
movements that take place;
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•

connecting with & forming a gateway to
the Chilterns in which it is located;

•

making full economic, social &
environmental use of historic sites,
ecology & local leisure pursuits, paths
& trails that run through the area to
structure the town & its open spaces;

•

changing peoples’ perceptions through
the quality of the built environment &
facilities;

•

allowing substantial progress towards
sustainable development; and

•

a place of distinction.

1.6

This vision is widely owned by the area’s
communities and councils, and it has
informed the Local Development
Framework, the Local Transport Plan to
2011 affecting the area.

1.7

The immediate objective was to review
developments currently proposed over the
next six years and/or foreshadowed in
local, district & county plans to ensure that
they are undertaken in ways that take into
account the longer term interests of the
community established by this Study, and
that they open up future development
options for the Risborough area:

1.8

The District Council worked closely with the
consultants and the community to support
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the research and to coordinate
consultation, working with key contacts in
the community.
1.9

1.10

The report identifies wide-ranging issues
and demonstrates that principles designed
to address these issues are based on
sound evidence and good judgement, not
on anecdotal or individual representation.
Much of this evidence is contained in an
Appendix. The role of the Consultant has
been that of a facilitator – not necessarily
giving all the answers, but prompting
thought, ideas to mobilise the community
and pulling things together.
Whilst extensive valuation advice was not
required for this report, the report has not
been prepared in a ‘valuation vacuum’. An
assessment of the wider economic issues
and factors affecting the town are part of
the consultants’ considerations.

THE PROCESS OF THE STUDY
1.11

This work was conducted through a series
of regular meetings with a widely drawn
and representative client team, dialogues
with key stakeholder groups, and
attendance at public meetings, culminating
in the organisation of a stakeholder
workshop at the beginning of February
2006. It is intended that the main
recommendations will be the basis of a
public presentation in early May 2006.

1.12

By following this process the vision is felt to
reflect a consideration of the issues and
ideas for the future that has resonance in a
wide cross-section of the local community.
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STRUCTURE OF THE REPORT
1.13

Section 2 describes the Context within
which the area sits, in terms of planning
and development policy, the physical
context, the community context and
comparisons with neighbouring
settlements.

1.14

Section 3, Choices for the Future,
highlights three key areas of change what
will have a significant impact on the future
of the area.

1.15

This is followed by Vision Statement:
Risborough 2035 where the vision of the
future development potential of the area is
set out. This is followed by a number of
sections that highlight the key themes and
provide more information.

1.16

Section 5 addresses the requirements for
The Retention of Young and Creative
Minds.

1.17

Section 6 looks at what is required for the
Reinforcement of the Economy of the
Town.

1.18

In Section 7, detailed recommendations are
made in terms of The Creation of a High
Quality Public Realm.

1.19

Section 8 examines the need for, and what
is required to recreate, A Simple,
Comprehensible and Logical Structure.
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1.20

There are a limited number of key
Opportunity Areas for which detailed
guidance is set out in Section 9.

1.21

This is followed by an outline of the
Visionary Framework in Section 10

1.22

Finally, Section 11 sets out The Way
Forward and examines what is necessary
to move from vision to reality.
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2. The Context
2.1

The following section summarises the key issues that affect the Risborough area and present choices for the way that the
area develops in the future.
POLICY FRAMEWORK AND FUTURE
DEVELOPMENTS

2.2

2.3

2.4

2.5

6

understood that the District Council will
take the opportunity for a comprehensive
review of housing development allocations
as part of the preparation of the Local
Development Framework, and that these
so-called “Phase II” sites will be held in
abeyance pending that review.

The Current Local Plan
The current local plan for the area was
adopted by Wycombe District Council in
January 2004 and has a plan period that
runs to 2011.
It is currently under review and will be
superseded by the Local Development
Framework which is in preparation (see
below).
Park Mill Farm
At present the Local Plan makes few direct
recommendations for the Risborough area
(though of course the range of general
policies apply) but does include a major
allocation of land for development (Policy
H2k, 350 dwellings) at Park Mill Farm,
intended to be delivered in the period from
2006 to 2011.
However the Local Plan makes clear that
the requirement for this development, one
of only two greenfield sites in the Local
Plan, will be kept under review. It is now

2.6

2.7

2.8

2.9

The draft plan makes much of the need to
plan for the sustainability of all cities and
towns across the District making specific
reference to market towns. However the
subsequent proposals are so restrictive in
respect of the Risborough area and similar
places that they ignore the social and
economic health of smaller settlements,
and on economic issues this appears to run
counter to the objectives and proposals of
the Regional Economic Strategy.

2.10

The draft plan makes a sharp distinction
between its proposed sub-regional growth
areas (in this case Milton
Keynes/Aylesbury and the Western
Corridor/Blackwater Valley, including High
Wycombe) where it is intended that new
development is concentrated, and the rest
of the County.

2.11

Princes Risborough sits under this second
category where it has been calculated that

Princes Industrial Estate
The Princes Industrial Estate is the subject
of a specific policy, E7, which seeks the
development of 9.4 ha for a mix of B1
(employment), B2 (general industrial) and
B8 (distribution) space across the site,
28,512 sqm in total.
Town Centre
In the town centre, there is specific
proposal – PR2 – for backland behind the
High Street and fronting New Road. The
proposal seeks rationalised access,
servicing and car parking, landscape
improvements and opportunities for new
development, in particular to create a new
frontage to the main road.

The Proposed South East Plan
The draft South East Plan was agreed on
1st March 2006 for submission to the
Government on 31st March 2006.
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a new home building rate of just 30
dwellings per year for the whole of
Wycombe District outside High Wycombe
and the southern part of the District. Other
development can be assumed to be in
proportion to this rate of development.
2.12

2.13

2.14

This is a strictly limited volume of
development which may not be adequate
to sustain the current communities or their
levels of services and facilities; this
problem is described in more detailed from
paragraph 2.47 and in the Appendix. At
this point it is important to record that the
forecast decline in average household size
means that a significantly higher rate of
housing development is required just to
keep the population at its present level. To
achieve this, greater flexibility in the
allocation of housing across the District
may be required.
Regional Economic Strategy
In contrast to the Regional Spatial Strategy,
which seeks to cap the level of
development outside of the main urban
areas and growth corridors, the Regional
Economic Strategy (RES) seeks a more
balanced approach to reinforce the role of
smaller settlements as focuses for
sustainable economic development.
In particular, the RES highlights the role of
market towns as “hubs of rural enterprise,
the provision of services, training and
affordable housing”. The RES seeks to
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“support the retention and development of
key services in villages and market towns
to ensure continued vibrancy and a
sustainable future”. And the RES
recognises the threats to these objectives
that arise from ”high levels of deprivation
with regard to the domains of housing and
access to services”, and “a population
whose average age is increasing faster
than the regional average”. A local level of
support for entrepreneurship and economic
development is proposed. All these factors
indicate that some level of development
and growth in this area in general and the
town in particular is to be promoted.

“Princes Risborough has become the natural centre
for the north of the District, still retaining the bustling
market town environment with improved local
facilities and services. The town has seen
regeneration and change, particularly in economic
terms, that has secured its long-term vibrancy.”
2.20

This description leads in turn to a specific
policy for the town and its surrounding area
(Policy 4):
“Princes Risborough
New development should contribute to achieving the
following outcomes for Princes Risborough:

2.15

This requires significantly greater local
flexibility in the location and intensity of
new development than is envisaged in the
coarse distribution fostered by the RSS.

1. Economy - facilitate regeneration of the existing
business areas in the town in a manner that seeks to
retain key businesses but also encourages new
business start ups

2.16

The RES is already adopted regional policy
and covers the period from 2002 to 2012.

2. Tourism - develop new tourist facilities, particularly
in the vicinity of the railway station to complement the
Chinnor railway

2.17

The Local Development Framework
Wycombe District Council is now at stage 3
of the preparation of its key Local
Development Framework documents which
are intended to replace the Local Plan.

2.18

This includes the Draft Core Strategy which
is the overarching statement of planning
policy for the District.

2.19

This identifies Princes Risborough as one
of the key locations in the District:

3. Town Centre - encourage limited new retail
development in or on the edge of the town centre to
improve the vitality and viability of the town centre
4. Community – identify opportunities to provide
housing, including affordable housing within the built
up area, including as part of mixed use developments
– particularly that which meets the needs of younger
people. Improve built sports facilities and open space
provision in the town
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5. Transport and Access - review the key transport
issues in the town, including the A4010 (as part of a
strategic review) and the High Street. Seek to
improve access to the station and appropriate levels
of station car parking
6. Environment – safeguard the historic core of the
town and its Chiltern escarpment setting, reinforcing
the town’s distinctive sense of place.”
2.21

This sets a policy framework that has been
developed in parallel with the Health Check
Initiative and the work of Risborough Area
Community Action. This vision study
develops these themes into a series of
visions and actions for specific parts of the
area.

2.22

The Core Policies of the LDF translate into
policies that are specific to particular
activities.

2.23

In terms of housing the strategy envisages
all requirements being met by brownfield
and windfall sites up to 2011, and with
limited greenfield sites around High
Wycombe in the period 2011 to 2016. As a
result the draft Core Strategy omits the
land allocated for development in the Local
Plan at Park Mill Farm. Beyond 2016 there
may be a need for other, greenfield sites to
be allocated, but this is not planned for at
this stage and will be the subject of later
review.
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2.24

“The Council will review or contribute to studies in
relation to:

Where significant development is
envisaged across the District, there are
specific requirements in respect of the
provision of affordable housing, which is a
key issue in the future of the Risborough
area.

2.25

For business similar policies apply, with
the focus of new allocations on brownfield
land in High Wycombe adjoining the M40.

2.26

As a town centre, Princes Risborough is
categorised as a Level 2 centre with
Marlow (and after High Wycombe). Its role
is described as:
“Level 2 - Marlow and Princes Risborough Town
Centres

•

2.28

The Core Strategy also includes a
Sustainability Appraisal which sets out the
specific policy requirements for the Princes
Risborough area. This study endorses and
embellishes the proposed approach to
policy priorities.

2.29

The draft LDF includes an Interim Site
Allocations Issues and Options Document.
This identifies all of the potential
development areas in Princes Risborough
and the surrounding area, and states
(2.13):

Their role as important service centres should be
maintained to ensure they provide an appropriate
range of facilities and services which serve each
town and their rural catchment areas. Development
in these centres should not seek to serve residents in
other towns, or rural areas outside their primary
catchment areas.

“There is potential for considerable change in Princes
Risborough. As is discussed in the Economy and
Land for Business Background Paper there is
potential for the redevelopment of large employment
sites for a mix of uses. The adopted Local Plan
contains the Park Mill Farm Housing allocation which
may not be required now in the short term…..”

Given their position below High Wycombe in the
hierarchy and the physical and historic constraints
within the town centres, the strategy should seek to
maintain rather than expand their roles.”
2.27

In terms of transport the major issue dealt
with in the Core Strategy is the future of the
A4010 through the town:

The implications of planned growth in
Aylesbury and Milton Keynes for transport
links to the Thames Valley and Heathrow,
including the impact of traffic growth on the
A4010 through Princes Risborough and High
Wycombe.”

2.30

Local Transport Plan
The Local Transport Plan (LTP) for
Buckinghamshire is the document that
identifies transport issues and problems
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and which make proposals for their
resolution backed by capital investment.
The current LTP runs to 2006 and a new
plan is in the process of drafting to make
proposals for the period to 2011. This is
due to be adopted in 2006.
2.31

2.32

2.33
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The LTP recognises that the study area sits
outside the three sub-regional focuses for
growth Milton Keynes and South Midland,
Thames Corridor and the Blackwater Valley
and Central Oxfordshire – but is central to
them and will be deeply affected by the
surrounding growth proposals in terms of
transport demands and impacts.
The LTP proposes that local communities
must become stronger, healthier and safer
and that the management of traffic and
transport is central to these objectives.
Though the transport routes through the
Risborough area are not seen to have the
highest priority for improvement, they are
recognised to be important at the subregional level. The town is seen to offer a
wide range of services and to offer good
accessibility to the higher level
neighbouring centres of High Wycombe
and Aylesbury. With these advantages
comes the disadvantage of sitting astride
the main road connecting the two centres
with its increasing traffic levels, and the
dispersal of traffic to other nearby routes at
peak times.

2.34

The LTP proposes the A4010 at Princes
Risborough to be a priority for congestion
management. As such it is a priority for:
•

Junction capacity improvements

•

‘Smart’ traffic signal technology,
prioritising traffic movements by
demand

•

Eliminating conflicting ‘right turn’
movements that restrict oncoming
traffic flows

•

Improving management & timing of
essential roadworks

•

Limited widening at junctions to
increase traffic capacity

•

Closing side roads where alternative
access exists

•

Limiting right turning movements

•

Considering High Occupancy Vehicle
(HOV) use of the existing bus lane
(drawing on the experiences of South
Gloucestershire and Leeds)

•

Considering signalled ‘bypasses’ or left
turn slip roads at roundabouts

•

Improving public transport travel
information

2.35

2.36

The Risborough Health Check
The basis for the LDF as it affects Princes
Risborough and the surrounding area is the
Health Check process that was undertaken
over a two year period up to mid 2005.
This engaged the local community in a
rigorous self assessment of performance of
the town and surrounding villages.
The Health Check produced a statement
that identified key themes for future
change:
Community and Housing
•

Numbers and types of housing

•

Associated community facilities

•

The use of brownfield and greenfield
sites

•

The appropriateness of existing Green
Belt and AONB boundaries

Economy
•

What should the High Street look like?

•

Issues and limitations for sustainable
business in the area and the potential
for one or more business parks

•

An audit of local businesses

•

What is the role and economic potential
of the Risborough area in the future?
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PHYSICAL CONTEXT

Environment and Tourism
•

Maximising the value of the town’s
heritage

•

Realising the opportunities created by
the steam railway

•

Visual, functional and linkage
improvements

2.37

Transport and Access
•

Projected traffic growth

•

Strategic traffic solutions

•

Optimising rail links

•

Accessibility to, from and within the
area

•

Car parking provision

•

Funding and implementing change

2.38

The ridgeline at this point is quite contorted
with a main ridge running northeast to
southwest, but with outliers that run
towards the town. It is the gaps between
these that allow access up onto the top of
the hills.

2.39

To the south there is a broad cleft in the
Chiltern Hills, one of the few north-south
passages, that connects to Bradenham and
West Wycombe.

2.40

2.41
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Landform and Drainage
Princes Risborough has a distinctive
landscape setting as one of the “gateways
to The Chilterns”. It sits at the bottom of
the steep scarp slope at a point where
access to the top of the hills is relatively
easy. In all views from the south and west,
the town has a backdrop of mature
deciduous woodland. The town was
established along the spring line at the
point where watercourses emerged from
the Chiltern hillsides.

The streams flow away to the west towards
the River Thames across a broad, flat
plain. There are many such streams that
create apart of the pattern of field
boundaries across the open countryside.
Road and Rail Networks
The road and rail networks are
predominantly influenced by the landform

with very strong north-south connections
between Aylesbury and High Wycombe (by
both road - A4010 - and rail) along the
base of the ridgelines and with road
(A4129) and rail routes out over the plain to
the west. In contrast there are no major
connections to the east across the
Chilterns; all these routes are minor routes.

2.42

2.43

The Urban Areas and the Settlement
Pattern
Princes Risborough is by far the largest
settlement in the area. It has spread away
from the medieval core with a spine of
Edwardian development towards the
station in the south and along the main
road to the north with other additions from
each major development period. The town
is constrained by the scarp slope to the
east and the railway to the west. There are
only small areas of development west of
the railway because of the difficulties of
crossing it, and the isolation from the rest
of the town.
To the east, among the Chilterns, other
settlements are little more than hamlets, a
reflection of both its poor agricultural value
and the historic low intensity farming, and
of the now highly valued landscape quality
which is protected from development. To
the west settlements are similarly small and
dispersed, but with some larger villages
that have expanded with recent
development – Longwick, Chinnor,
Haddenham. These are related to the road
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connections (A4129, B4009) and the
railway.
2.44

Designations
The geography and the politics of the area
have created two major policy designations
that reflect and preserve these patterns.

Green Belt
2.45 The land up to the western built edge of the
area is Green Belt, designated to control
development that would affect the open
character of the green space. This
prohibits development, and controls
encroachment into the open countryside.
Area of Outstanding Natural Beauty
(AONB)
2.46 Much of this boundary coincides with the
AONB which is designated to protect The
Chilterns as a special landscape by
controlling change and by promoting good
management of the land.

2.47

not so. In common with all parts of the
country:

Population Profile
Princes Risborough and the surrounding
settlements have seen little new
development in recent years, which leads
people to assume that the local population
is stable and the town need not change
much to keep it that way. But there are two
key underlying trends that mean that this is

•

the local population is getting older
(persons over 65: 1981 – 15%, 2001 –
23%; persons 10-29: 1981 - 20%, 2003
– 13%, highlighted in orange)

WARD*
Princes Risborough Ward
1991
Total
Age
Persons
%

“Number 2 Ward”
1981
Total
Age
Persons
%

“The Risboroughs”
2001
Total
Persons
%

All Ages

7,920

100

All Ages

8,019

100

All ages

7,997

100

0-4
5-9
10 - 14
15
16 - 19

378
479
647
146
576

5
6
8
2
7

5
6
6

15 to 19

418

5

6
5
6
7
6
7
7
6
6
5
4
3
2
1

5
6
6
1
3
3
6
5
6
6
8
7
6
6
6
6
5
4
3
2

422
502
513

508
388
514
523
498
517
520
508
469
417
355
240
145
92

398
472
492
100
205
216
452
392
477
480
624
563
475
505
520
499
383
335
250
181

0 to 4
5 to 9
10 to 14

20 - 24
25 - 29
30 - 34
35 - 39
40 - 44
45 - 49
50 - 54
55 - 59
60 - 64
65 - 69
70 - 74
75 - 79
80 - 84
85 +

0-4
5-9
10 - 14
15
16 - 17
18 - 19
20 - 24
25 - 29
30 - 34
35 - 39
40 - 44
45 - 49
50 - 54
55 - 59
60 - 64
65 - 69
70 - 74
75 - 79
80 - 84
85+

20 to 24
25 to 29
30 to 34
35 to 39
40 to 44
45 to 49
50 to 54
55 to 59
60 to 64
65 to 69
70 to 74
75 to 79
80 to 84
85+

305
318
468
582
572
498
611
509
434
445
466
403
273
258

4
4
6
7
7
6
8
6
5
6
6
5
3
3

Population by age group, 1981, 1991, 2001: Census, Buckinghamshire County Council
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General Household Survey
Number of
Un-weighted
persons in
household
(all ages)
71’ 75’ 81
%
%
%
1
17
20 22
2
31
32 31
3
19
18 17
4
18
17 18
5
8
8
7
6 or more
6
5
4

the people needed to provide those
local services

Weighted
(Change in methodology)

•
85
%
24
33
17
17
6
2

91
%
26
34
17
16
6
2

95
%
28
35
16
15
5
2

96
%
27
34
16
15
5
2

98
%
29
36
15
14
5
2

98
%
31
34
16
14
4
2

00
%
32
34
15
13
5
2

01
%
31
34
16
13
4
2

02
%
31
35
16
13
4
2

03
%
30
36
15
13
5
2

2.49

Percentage of households by size, 1971-2003: Census, Buckinghamshire County Council

•

households are getting smaller (1 and
2 person households: 1971 – 48%,
2003 – 66%; average household size:
1971 – 2.91; 2003 – 2.32), because
families are having fewer children,
and
more households are breaking
up.

•

the population will fall

•

fewer people will make less use of local
services,

In order for a population to remain stable in
this context, more homes are required.
Assuming that the local trend towards
smaller households continues (and the
Household Forecasts released by ODPM
on 14th March give every indication that
they will), the Risborough area will have an
average household size of just 1.9 by 2035.
Assuming the current housing stock, the
local population will have declined to just
6369 by 2035, a reduction of 20%. More

•

there will be even fewer children in
local schools which leads to
rationalisations (and perhaps closures),

•

older people will make greater
demands on health and social services,
but

•

fewer homes are released onto the
local market that can be afforded by

o
o
2.48

homes are needed at the rate of 47.5 per
annum just to keep the population stable,
an increase of 1615 homes in the 34 years
between 2001 and 2035. Otherwise:
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2.50

house prices increase at an
accelerated rate and young people and
key workers find it increasingly difficult
to live locally

Overall this remains an affluent community
with strong disposable incomes that help
support a range of services and facilities
that is good for the size of settlement.
There is no reason to suppose that this will
change.
Employment and Travel to Work
The Risborough area provides a good
employment base, unusually strong for the
size of the town, much of which remains
rooted in the community’s history,
particularly the use of timber.

2.51

However, this has not placed any limitation
on the location of residents work or the
location of workers residences, so travel
patterns are much the same as in other
parts of the south east.

2.52

Commuting distance to London is
reasonable and the presence of the station
assists these movements, but there
remains a substantial proportion of the
population that commutes by car to major
employment concentrations in London’s
north-western quadrant for which the town
is ideally placed:
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•

London’s north western suburbs

•

The Thames Valley

•

High Wycombe

•

Oxford

•

Aylesbury

•

Milton Keynes

reputation for a significant period so that
many children from the area go to schools
in Aylesbury and High Wycombe while an
increasing proportion of pupils are brought
in by bus from other areas including the
west end of High Wycombe.
Actual & Projected Pupil Numbers

1000

2.54

2.55

2.56
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The LTP shows that 37.1% of all
commuting journeys generated went out of
the District (balanced by 34.7% being
journeys into the District).
As a result a significant proportion of the
traffic generated at peak times through the
area is generated within the community
itself. The County Council population
profile for the area shows 90% of all
households own a car, and that 43% of the
daytime population uses a car for the
journey to work.
School Rolls
In all schools the registered number of
pupils is in decline. This is a direct
correlation with the reducing household
size. These are figures for real children
already living in the community, not
hypothetical estimates.
In the case of the secondary school it is
understood that it suffered from a poor

2.59

For example, Princes Risborough Primary
School, by 2010, is predicted to have only
half the pupils that it has capacity for.
Actual & Projected Pupil Numbers

400

900

350

800

300

700

250

600
200

500

2.53

spare capacity, are offered greater
flexibility.

150

400
300
Pupils from New Housing

200

Number on Roll

100

School Capacity

0
2002/03

2003/04

2004/05

2005/06

2006/07

2007/08

2008/09

2009/10

2.58

At present the school has capacity for
approximately 990 pupils and has roughly
those on its roll, but numbers will decline
reaching a low of approximately 750 by
2010. Given the parallel steep decline in
pupil numbers in the area’s primary
schools, this trend in the secondary school
can be anticipated to accelerate in the
period after 2010.
In the case of primary schools, many are
old-established and relatively small. These
are the schools with the most rapidly
declining school rolls, in part due to the
population profiles in their catchment
areas, in part due to the choices made by
parents who, because of declining rolls and

Projected Grow th from New Housing
Number on Roll

50

School Capacity
0
2002/03

2010/11

School roll forecast for the Secondary School

2.57

100

2003/04

2004/05

2005/06

2006/07

2007/08

2008/09

2009/10

School roll forecast for Princes Risborough Primary School

2.60

2.61

Housing Stock
The area has a range of housing types,
sizes, ages, conditions and values, but
perhaps not so balanced as in other
comparable towns.
There is a higher proportion of larger
properties in the area, reflecting the boom
period that followed the (relatively late)
arrival of the railway and the transformation
of Princes Risborough into a London
focused commuter town. The lack of a
substantial industrial or trade heritage
meant that the housing stock predating the
turn of the 20th century is modest. As a
result the area has no particular issues in
respect of poor housing conditions.
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2.62

2.63

There was a further boom of development
in the 50’s and 60’s in the town, again
focused on family housing. Development
since then has been modest. Much of what
was built was Council housing, but the
attractiveness of the town and its location
has seen a higher than average exercise of
the right to buy.
As a result the area as a whole, but the
town in particular, now has an inadequate
supply of “affordable” housing suited to
young families and lower income
households; and when such households
vacate existing suitable dwellings this
shortage puts pressure on prices that takes
the dwellings out of reach of such
households in the future. Affordable
housing in this context is taken to be
smaller homes in both the private and
public sectors, shared ownership and
housing co-operatives and social housing
for rent.
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COMPARISONS WITH NEIGHBOURING
SETTLEMENTS
2.64

During the consultation process, much was
made of (unfavourable) comparisons with
two neighbouring towns, Wendover and
Thame. There is a widespread
acknowledgement that Princes Risborough
cannot hope to compete in terms of the
diversity of facilities and services that larger
towns such as Aylesbury and High
Wycombe can offer, but Wendover and
Thame are seen by many to be the sorts of
places that Princes Risborough should
aspire to become.

2.65

This has prompted a more rigorous, albeit
superficial, comparison.

2.66

Wendover sits adjacent to the Chiltern
escarpment at a point where a major northsouth route (A413) passes over the
escarpment. It is the meeting point of
important east-west links. Thame sits at
the centre of an agricultural hinterland a
focus for village communities in all
directions. It is at the heart of a road
pattern that radiates out to connect these
settlements to it. Princes Risborough’s
hinterland is constrained by the
presence of the Chiltern escarpment,
restricting its sphere of influence to the
West – a half catchment – and
emphasising the north-south road
connections.

2.67

Wendover is close to higher order
centres, particularly Aylesbury (8.3km) and
Amersham (18.7km) – making it convenient
for its residents to shop locally or to travel
to other centres. Thame is relatively
remote from higher order centres –
Aylesbury (15.5km), Oxford (26.1km) and
High Wycombe (26.4km) – making it more
convenient for its residents to shop locally
than to travel to other centres. Princes
Risborough lies equidistant and
relatively close to two higher order
centres – Aylesbury (14.56km) and High
Wycombe (13.6km) – which provide very
attractive alternatives.

2.68

Wendover has a resident population
(2001) of 6985, slightly smaller than
Princes Risborough. Bucks County
Council has calculated a catchment
population for Wendover Library of 10,129.
It is reasonable to assume a similar
catchment for the town centre. Thame has
a resident population (2001) of 11,075.
Though the number of households (4,455)
is anticipated to grow by 3.5% to 2011, the
population is predicted to decline by 0.2%.
Princes Risborough has a population at
7978 (2001) with 3352 households.
Bucks County Council has calculated a
catchment population for Princes
Risborough Library of 18,006,
substantially larger than Wendover. It
has a smaller household size (2.38
against 2.48), indicative of an older
population.
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Wendover was a similar sized settlement
to Thame prior to the 19th Century. It was
an important market town with a Charter
Market. As a result the town developed a
robust retail base. Accelerated
development of the town did not really take
off until the second half of the 20th century,
but this development has sustained the
level of shopping and has assisted its
revival in recent years as substantial
housing development has continued.
Redevelopment of parts of RAF Halton has
also helped. The market remains very
strong. Thame was a bigger settlement
than Princes Risborough prior to the 19th
Century. It was an important market town
with a large Charter Market, and had a
population to match. As a result the town
developed a strong retail base (and more
importantly, a wider range of retail
buildings). Accelerated development of the
town did not really take off until the second
half of the 20th century, but this
development has sustained the level of
shopping and has assisted its revival in
recent years as substantial housing
development has continued. The market
remains very strong. Princes Risborough
remained relatively small through the
middle ages and up to the 19th century
and was relatively less important as a
market town. Its main period of growth
was earlier than Wendover, in the early
20th century, driven by commuting to
London via the railway and not its

indigenous growth, but has slowed
markedly in recent decades.
2.70

2.71

2.72

Wendover has an attractive set of town
centre streets that contains its shopping
area, through which the main roads
continue though there is a wider bypass for
A413 traffic. In one area it displays what
the town centre has to offer. Thame has a
huge town centre space that contains
much of its parking. It displays in one
space what the town centre has to offer. It
remains on the main routes through the
town (though the town has a bypass for
most through journeys over longer
distances). Princes Risborough has a
series of more intimate spaces that the
main route now bypasses. At no point
is it possible to comprehend most of the
things that the town centre offers.
Parking is detached.
Wendover has a few back lanes and
yards that have been used to create
spaces for small businesses and
independent retailers. Thame has a large
number of back lanes and yards that have
been exploited to create spaces for small
businesses and independent retailers.
Princes Risborough has limited similar
opportunities, but there are some still to
be exploited, particularly fronting New
Road.
Wendover has no major supermarket in
the town centre; as a result the town centre

supports a significant array of other
independent retail activities. A Tesco
Express opened recently, but some way
from the town centre proper. Its effects are
yet to be seen. The Waitrose
Supermarket in Thame is well integrated
into the town centre and supports a
significant array of other retail activities. It
is an important gateway to the town centre
from adjacent car parking. In Princes
Risborough, the Tesco’s Supermarket is
semi-detached. It does not perform
effectively as an anchor at the west end
of the town centre.
2.73

2.74

2.75

Wendover town centre has built up a
“critical mass” in key sectors:
•

Restaurants and cafés

•

Pubs

•

Independent and speciality food shops

Thame town centre has built up a “critical
mass” in key sectors:
•

Restaurants and cafés

•

Pubs

•

Independent and speciality food shops

•

Independent clothing shops

This assists competition and comparison,
offering choice. There is no apparent
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predominance of charity shops or estate
agents. The town appears to have
developed a market for distinctive and high
quality goods.
2.76

Princes Risborough has most of these
but in relatively small numbers and with
limited choice, prompting concern
among prospective customers that what
is wanted may not be available, causing
a wasted journey. It is poorly served by
pubs, cafés and restaurants.
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3. Choices for the Future
3.1

Princes Risborough and the surrounding area are facing some challenging decisions. A period of relative quiet in terms of
new development and change to the town has offered physical stability but at the expense of recent and continuing social and
economic problems. Added to these are the adverse impacts of traffic on the A4010 which are forecast to rise significantly in
coming years as expansion of surrounding towns is implemented. Together they have started to affect seriously all those
aspects of the quality of life in the town that its community are seeking to sustain.

3.2

School rolls are falling; household size is
falling and the population is aging, while
house prices are rising forcing young
people out of the local housing market,
reinforcing the spiral; less money is spent
locally on shops and other services; there
are rising incidences of anti-social
behaviour; local companies are finding their
investment programmes frustrated. These
trends are set out in some detail in an
appendix to this report. The concentration
of longer term, large-scale development in
Aylesbury/Milton Keynes, High
Wycombe/Thames Corridor and South
East Oxfordshire is likely to exacerbate
these trends and in particular will place
even greater pressure on road and
transport infrastructure. Now is the time
that key decisions must be made about
housing, about employment and about
traffic through the area.
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HOUSING
3.3

3.4

There are already proposals for substantial
new housing development in the town. In
parallel there is a strengthening recognition
among local stakeholders that some
degree of new housing development would
be beneficial in strengthening the
community in terms of the population
profile, school rolls, local services, and the
sense of community.

competitive, digital global markets and
have become more footloose – less tied to
any one location.
3.6

The question has moved on from whether
new housing is necessary to questions of
how much, where and when?
EMPLOYMENT

3.5

A significant measure of the sense of
community in the area is related to the
presence and strength of local
employment, and the local hierarchy of
links between large and small companies.
These have already created local clusters.
But companies now operate in increasingly

There is a sense that the conditions for
new investment in the area should be
better – expanding and reinvesting is a
complex and frustrating process that
undermines confidence for both large and
small companies. A more supportive
environment allied to the promotion of key
development opportunities appears to be
the most appropriate response. The key
issue for the community now is where and
how large are those sites that should be
prioritised.
TRAFFIC

3.7

Through traffic on the A4010 across the
area is already high, creating a detrimental
impact on the quality of the environment in
Princes Risborough and on its approaches.
General traffic levels continue to increase
while the locations at each end of the route
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– Aylesbury (and Milton Keynes and the
M1) and High Wycombe (and the M40 and
Thames corridors) – are planned to
accommodate substantial levels of new
development. This will place increasing
pressure on the route.
3.8

In the short-term this can be managed to
mitigate some of the adverse impacts, but
a real solution is needed in the medium to
long term that will remove high levels of
through traffic from the most sensitive parts
of the town. A by-pass would do this but
would isolate the town centre from passing
trade. Diversions within the town would
improve some parts of the network but
leave others with the problem. A decision
is needed on the preferred solution.
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4. Vision Statement: Risborough 2035
4.1

Princes Risborough will be strengthened as a market town at the heart of a network of sustainable communities. It will be a
Market town for the 21st century, building on traditional values but made relevant in a richer and more diverse world.

4.2

Whereas the economy of the 19th century
depended on manufacturing and the
economy of the 20th century was reliant on
trade, in the 21st century the economy will
be driven by ideas and innovation, and
Princes Risborough must be equipped to
play a full role in this. Central to this,
market towns are focuses for social contact
and “inter-trading”; this role has only
changed in terms of the commodities
traded and the scope of the markets
served, not the need for trade. Ideas and
information are now as much of this trade
as goods and services, and need for social
contact increases; it is not diminished. The
current proposal to establish Princes
Risborough as an Enterprise Gateway is
central to this change, but must move
forward more quickly.

4.3
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It would be easy to conclude that new
technology challenges the purpose of such
market towns and their traditional functions;
it has made communication and
information available at the touch of a
button. But history tells us that each
revolution or evolution in technology has
reinforced the need for fact-to-face contact

within a community, and has increased the
pressure on places to provide settings
which enhance rather than suppress this
potential. There are towns which have
greater potential than others, and Princes
Risborough is one of these.
4.4

4.5

The importance of the surrounding villages
as social and residential focuses is
acknowledged, but the emphasis on
Princes Risborough comes from a sound
strategy that the most sustainable way to
retain or enhance services and facilities for
the town and its satellite communities is to
locate them in the town, the location which
is most accessible to everyone.
Part of the challenge will be met by positive
changes to the physical fabric of the town,
and these changes are the focus of this
study. But to be truly effective, the physical
change will have to be supported by
promotional and management initiatives
that address the softer side of life in the
town, and mechanisms and organisations
will be required that make such initiatives
as effective as possible.

4.6

As a sustainable community of
comprehensible size, Princes Risborough
has all the requisites to be reborn as a
market town in both traditional and 21st
century senses.

4.7

The vision for Princes Risborough will have
four main strands:
1

The retention of young and creative
minds in the town as the bedrock of its
future growth and development;

2

The reinforcement of the economy
of the area and the strength of Princes
Risborough as a centre for
manufacturing, trade and services, and
visitors and tourists, and an
infrastructure of supporting facilities,
including shopping, places to eat and
hotels;

3

The creation of a high quality public
realm as the basis for social and
business inter-trading and the
exchange of information and ideas;
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4

4.8

The re-establishment of a simple,
comprehensible and logical
structure for the town.

Each has a number of implications for the
town which overlap in both scope and
emphasis.

THE RETENTION OF YOUNG AND
CREATIVE MINDS
4.9

4.10
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Strong schools.
Schools are the bedrock of every urban
community and are critical to the social,
cultural and economic life of a town. It is
imperative that Princes Risborough retains
the capacity to educate its children from
age 5 to age 18 in strong and diverse
schools, enhanced by wider training and
adult education facilities. This requires
affordable family housing to encourage
households with school age children to
make their homes in the town, and to
counter current trends which show falling
school rolls and an aging population, and
an increasing proportion of the school-age
population being bussed into the school
from elsewhere. The vision envisages
retention of the secondary school in the
town and the enhancement of its facilities
to become a true focus for the social and
cultural life of the town.
Facilities and services to meet the
needs of young people.
The schools are an important part of the
provision but not the only requirement.
There is considerable concern that the
town has little to interest young people,
particularly teenagers, in the evenings and
at weekends, leading to perceived
increases in anti-social behaviour. Some
of the solution may lay with new facilities,
but in large measure it may simply be a

question of the management and
promotion of what already exists. In
addition there is a need to make further
and higher education services accessible
to young people who live in the town,
requiring enhanced public transport to
centres where such facilities exist, primarily
High Wycombe and Aylesbury; the same is
true for employment opportunities and
leisure activities.

4.11

Affordable homes to retain young
people and their families in the area.
The relative lack of recent housing
development in the town has exacerbated
escalating house prices making fewer and
fewer homes available for young families
and first time buyers. Without such access
to housing in the town, the objective of
retaining young people in the social and
economic life of the town is seriously
undermined. However, in the modern
housing economy, affordable housing is
only generated in proportion to market
housing, and Princes Risborough will have
to accommodate an amount of new
housing to realise an increase in housing
available to households on relatively low
incomes. This is not a bad news story
however. All new housing will add to the
vitality of the existing community by halting
population decline and enhancing the
volume of disposable spending that can be
captured by shops and services within the
town, to the benefit of the whole
community.
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4.12

4.13
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Opportunities for young entrepreneurs
to create and to grow their businesses
within the area.
There is no point retaining existing young
people in the town and attracting new ones
if they are unable to fulfil their ambitions
and contribute to the local economy. There
is increasing evidence that the propensity
for creating new businesses across the
economy is increasing, particularly in
creative industries from artists through
crafts people and designers to those
working in the media and with information
and data. While it is also true that business
“closures” are also on the increase, only
part of this is accounted for by increased
risk. Successful businesses also close for
a variety of positive reasons – acquisitions
and mergers, subdivisions, winding up one
business with a view to opening another,
slightly different.
Often the speed and strength of success
depends on the quality of support available,
not subsidy but access to advice and
information in a nurturing business
environment. No such facilities exist in the
town today and there is as yet no
commitment to creating them in the
immediate future, but this must be
addressed if the town is to fulfil its potential.
Part of this vision for Princes Risborough is
the creation of a business centre providing
a hierarchy of space for new and
developing businesses with available
support and advice.

4.14

Good transport links to enable young
people - those at home and those in new
households - to live in the area while being
educated or employed elsewhere. At
present the public transport system centred
on the town is relatively good. They are
frequent and run late into the evenings.
Train services link Princes Risborough to
High Wycombe and to London, and to
Aylesbury and to Birmingham. Bus
services fulfil local journeys on much the
same routes. However there are no direct
routes to Oxford (40km). This level of
service needs to be at least maintained
with local route and timing enhancements if
the potential of the town to support varied
lifestyles and a diverse population mix is to
be optimised.

REINFORCEMENT OF THE ECONOMY
OF THE TOWN

4.15

4.16

A hierarchy of good quality
accommodation for new, maturing and
established businesses within the area.
There is an unusual emphasis on relatively
large employers for a town of its size, and
more unusually they are in the
manufacturing sectors – furniture,
pharmaceuticals and packaging – there is
an underlying strength in smaller business
in all sectors from retailing and leisure
through manufacturing to business and
personal services. The issue for the future
town is the availability of accessible and
affordable accommodation to meet a
variety of needs within the established and
future business community. This should be
focussed in one of the main employment
locations, or the town centre.
Retention, reinvestment and expansion
of existing major employers.
The town is made distinctive by the
presence of major manufacturing
employers – Ercol, Hypnos, Chevler
Packaging, Janssen-Cilag Ltd,
Blanchford’s, Leo Pharmaceuticals,
International Fire Consultants Ltd (IFC
Group). But these companies are evolving
in a global market and while they have
emotional ties to the town, these always
have to be weighed against economic
considerations. These companies are
critical to the future of the town, not only
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because of the jobs they provide (and local
households they support) and the contracts
they let with other local businesses, there
are less tangible issues related to pride of
place and the general sense of well-being
in the town with all its social and cultural
ramifications. Every effort must be made to
create an environment in which these
companies can thrive, through expansion
and reinvestment. The key locations for
this are the Princes Industrial Estate and
Longwick Road.

4.17

Fostering the latent potential within the
local community to generate creative
businesses that can grow and prosper
in the area.
This objective is allied to the desire to keep
young and creative minds in the town and
to create opportunities for young
entrepreneurs. It is becoming increasingly
apparent, particularly in the context of the
evolving ideas economy outlined above,
that the greatest potential for economic
growth, and an area that underpins the
cohesiveness of the community and
existing larger employers, is in creative
businesses, from artists and designers
through craftsmen to media and
information businesses. This is a latent
potential in all communities, manifested in
frequent and numerous business start-ups.
The challenge lies in growing a few of
these, through support in a nurturing
environment, to become important parts of
the local economy in years to come.
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compete for the same customers in the
same markets. This means a restored
environmental quality to the spaces and to
the buildings allied to changes in promotion
and management that encourages
specialist businesses to locate here to
serve the local market and to capture a
wider sub-regional market. This applies in
all sectors – retailing, food and drink, small
office based businesses. There is
evidence of this already; Princes
Risborough has two art and craft shops
while High Wycombe and Aylesbury have
none. Similarly Cast Iron Range Cookers
Ltd and the quality shoe shop.

Special accommodation, accommodation
that can incubate the youngest companies
and nurse them to grow and to prosper in
their early years, is required in one of two
places – in the town centre or around the
railway station. Support will involve
conventional businesses and marketing
services alongside showcasing of products
and talents, but also the promotion of local
talent and products to local markets using
electronic media so that they have access
to a wider market while remaining relatively
small.

4.18

Reinforcement of the role of the town
centre as a place to trade and to find
diverse services that is distinctive from
its competitors.
Much has been made of the function of a
21st century market town remaining a place
to trade, even though the commodities and
the markets may be different. The town
centre will remain the key trading location
and the centre of community life, but must
be enhanced to operate at a stronger level
than it does at present. The challenge to it
in the future comes from two neighbouring
towns – High Wycombe and Aylesbury that are set to undergo significant town
centre investment, allying a range of new
leisure and entertainment facilities to
enhanced high street shopping. Princes
Risborough must find a niche that is
complementary to, and therefore attractive
to the customers of, its adjoining markets –
it does not have the size or strength to

4.19

An enhanced range of attractions and
facilities for citizens, tourists and
visitors to the area.
Princes Risborough has its historic core
and the forested flanks of the Chilterns as
its primary visitor attractions. To these will
soon be added the Chinnor and Princes
Risborough Steam Railway as part of the
station. But this potential needs to be
exploited more fully to yield real benefits to
the town. Capturing visitor spending will
assist the viability of existing businesses in
the town – particularly the town centre
businesses – and may cause new
businesses to be formed. There is
potential for enhanced shopping, for the
provision of local accommodation in hotels
and guest houses, for places to eat and to
drink.
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THE CREATION OF A HIGH QUALITY
PUBLIC REALM

4.20

4.21

A solution to the divisive problems of
through traffic in the town
The centre of Princes Risborough benefits
from passing trade that makes use of the
facilities on a journey through the town.
But the same traffic divides the town and
makes crossing the A4010 an unpleasant
and at times hazardous thing to do. Bypass options would remove passing trade
from the town to the detriment of the town
centre and other businesses. Simple
management schemes would have only a
marginal impact on environmental quality
issues.
Rather the vision proposes the diversion of
traffic from the most sensitive part of the
road – Bell Street – to a new route that
takes New Road up the Hill to turn and run
parallel to the Upper Icknield Way to the
southern edge of the town. This will allow
all people to pass close to the town centre
but will allow the businesses in Bell Street
to be better integrated into the town centre,
creating an elegant shopping street and
some important new public spaces. It will
also create a higher quality approach to the
town from the south.

4.22

4.23

4.24

4.25

24

Rebalancing the relationship between
traffic and pedestrians in the town
centre
In all cases there needs to be a
rebalancing of the perceived priority given
to pedestrian movement to ensure that the
diversity, richness and economic
performance of the town centre are
maximised.
Creating an attractive town centre
The town centre will benefit from a
reappraisal of its environmental quality,
accessibility and the role and management
of town centre parking. This should aim to
maximise the exploitation of its existing
character to attract additional custom and
services/facilities.

be connected with the green setting as part
of the network of high quality walking
routes.

4.26

Enhancing the role and accessibility of
the green setting as part of the town’s
unique identity.
This network will stretch out into open
countryside surrounding the town,
particularly the Chilterns, helping to draw
visitors into the town and promote its
facilities.

Maintaining accessibility of the town
centre within the town at the heart of the
community
Routes within the town, particularly walking
routes – are critical to a sustainable future
and a good quality of life. The town is
sufficiently compact to be walkable, but the
hierarchy of routes lacks clarity and could
be improved through surfacing and
signage.
Providing high quality green space
within the town.
There are green spaces within the town but
there is no one space that would constitute
the “town park” as an outdoor setting for its
social and cultural life. Ideally this would
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A SIMPLE, COMPREHENSIBLE AND
LOGICAL STRUCTURE
4.27

A new structure is required to guide
strategic decisions about future change to
optimise beneficial impacts. This should
take the form of a common “mental map”
that the community can hold in their heads
which demonstrates how the components –
now and in the future – can fit. It will also
help branding and promotion of the town as
a manifestation of the shared vision.

4.28

Such a structure will address:

4.29

The scale, location and accessibility of
urban green space.
See 4.24 above.

4.30

The relationship of the station to the
town and its accessibility.
History and geography have created a
station isolated from the town centre,
creating a “counter-pole” of activity at the
opposite end of the town. The connections
between should be improved and made
more legible, and the station location
should be exploited for more intensive
commercial and economic activity,
providing services to station users and
local employees and integrating the
employment areas on both sides of the
station.
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4.31

4.32

4.33
4.34

The location and integration of
employment areas.
Princes Risborough is unusual and
fortunate to have strong employers in the
town. It is important that the right balance
is struck between the need for access by
heavy vehicles that minimises the impact
on residential areas, and integration of
these areas as an important part of the
urban fabric of the town, with an
environmental and architectural quality to
be proud of.

PROPOSALS TO IMPLEMENT THE
VISION
4.35

The following sections set out a number of
recommendations that will implement the
key aspects of the vision. In every case
the feasibility of the proposals will need to
be tested by more detailed work, but this
section sets an agenda for future action.

The location, scale and integration of
new development areas.
Any new development within the envelope
of the town must be as fully integrated as it
can be, otherwise the benefits that can
accrue from growth and expansion to the
social and economic life of the town will not
be properly felt.
Interconnectivity between the key parts
of the area.
A clear network and hierarchy of routes
within the town – see 4.23 above.
Whichever solution is adopted to the
management or diversion of traffic on the
A4010, there must be retained a positive
experience of the route to and through the
town, and its potential assets need to be
clearly signposted to all who use the route
on a regular basis.
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5. The Retention of Young and Creative Minds
STRONG SCHOOLS
5.1

5.2
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Secondary Schooling
It is recommended that the existing
secondary school should be promoted to
the County Council as a priority for
investment. Its reputation is improving, it is
becoming the school of choice for an
increasing catchment population and the
range of extra-curricula activities is being
enhanced. But its capacity to provide a
focus for the whole community is inhibited
by the poor quality of some of its existing
accommodation and facilities, and the
absence of modern sports facilities that
would serve not only the school population
but the whole community.
In an ideal world, this investment would see
the creation of a completely new school on
a more accessible site in the heart of the
community as part of the Government’s
Schools for Tomorrow programme. But
unless such an investment can be
guaranteed within the next three to five
years, the inadequacy of the existing
facilities, particularly sports, means that
proposals for improving existing school
facilities should not be delayed. This is a
set of baseline decisions that should be
capable of being reached within the next 6
months.

5.3

The school has capacity within its own site
for such facilities to be provided, and these
can be located to provide community
access outside of school hours.

Recommendation: Priority review of the future
development of secondary schooling in Princes
Risborough and commitment to new investment.
5.4

Primary Schooling
Primary schools should be the subject of a
thorough review in the light of any
proposals for new housing development in
the Risborough area that might arise from
this planning process. It will be important
to consider the relationship with secondary
schooling, the implications of any new
households in the town and the need for
investment in new or replacement
accommodation and facilities, and in
particular the need for new or additional
land.

Recommendation: Priority review of the future
development of primary schooling in Princes
Risborough and surrounding communities, and
commitment to new investment.

5.5

Tertiary Education
In terms of tertiary education the
prospects for the Risborough area may not
vary greatly over the period of the vision
from what is provided today. Apart from
on-going adult education associated with
the secondary school, such facilities are
better located in larger population centres
that are sustainably accessible to a wider
catchment and which have the critical mass
to offer the widest range of support facilities
and infrastructure. Having said that, there
is an ambition to create a hub for creative
businesses associated with the furniture
industry in the town and there is
undoubtedly significant potential for this to
be formally associated with the
Buckinghamshire Chilterns University
College (BCUC) in High Wycombe which
could lead to courses and training being
offered in the town.

Recommendation: That the potential for the
proposed specialist cluster of furniture related
businesses to be supported by the University is
investigated in detail.
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FACILITIES AND SERVICES TO MEET
THE NEEDS OF YOUNG PEOPLE
5.6

5.7

At present facilities for teenagers are
present but poor. There is an equivocal
attitude to the Youth Centre that is colocated with, and perceived to be part of,
the secondary school, and many of the
town’s young people do not want to go
there. Instead they congregate in the area
around the Mount car park and the
swimming pool where they are inclined to
be noisy and are felt to indulge in “antisocial” behaviour. In comparative terms,
given this quiet setting, this is so; in
absolute terms, and compared with town
centres such as Aylesbury or High
Wycombe, it is not. Actual crime rates are
very low, but this congregation can be
intimidating.
The key is to provide new facilities for
young people as part of new facilities at
Wades Park which has the potential to
become a focus for community activities.
This site is well located in terms of
accessibility within the town centre, and
has development potential. Access can be
further improved (see7.29 and 8.24 below).
What is needed is a multi-purpose
community centre that satisfies a wide
range of community and teenage needs,
indoor and out.
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Recommendation: That the potential of Wades
Park to become a focus for community, and in
particular young persons, facilities, should be fully
explored by way of a feasibility study.

AFFORDABLE HOMES TO RETAIN
YOUNG PEOPLE AND THEIR FAMILIES
IN THE AREA
5.8

Having revealed the potential to educate
and to entertain young people within the
area, it would be unfortunate if they were
then obliged to move away (or never to
move in) when schooling is over and they
want to set up homes for themselves. The
house price boom in the South East of
England has been acute in the Risborough
area, pricing most local young families out
of the market and forcing them to locate in
bigger towns with more extensive housing
developments. In addition, social housing
is now seen as a strategic, District-wide
resource rather than integral to the
community that is the Risborough area.
Together these issues are compounding
the aging population and falling school
rolls. In the longer term, this will mean that
key workers essential to the smooth
delivery of services in the community –
teachers, health and social care, are
unable to live in Princes Risborough

5.9

Two actions are needed. In the first
instance additional affordable homes are
required, perhaps in a higher proportion to
market homes compared to elsewhere in
the District, in part to redress the imbalance
that has resulted from limited new
development in recent years and in part to
reflect the premium that local market
housing attracts. This can only happen if
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more new homes are built in the area, but
the social and economic case for that has
already been set out in Section 1 above.
Secondly allocation of affordable housing
needs to reflect the needs of the
Risborough area as a community and not
be wholly directed at those households that
happen to demonstrate greatest need
irrespective of the geography of their social
and employment networks.

OPPORTUNITIES FOR YOUNG
ENTREPRENEURS TO CREATE AND TO
GROW THEIR BUSINESSES WITHIN
THE AREA
5.10

Recommendation: That local housing needs are
investigated in some detail from the perspective of
the Risborough area as a sustainable community
with a view to determining a community-based,
affordable housing policy. This review should also
consider the application of social housing
allocations in the Risborough area.
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There is increasing evidence nationally that
every community has the latent potential to
create a wide range of new businesses,
particularly in the creative and knowledge
industries, and that much of this potential
rests in young entrepreneurs. What is
missing in most communities is the
encouragement and support and
infrastructure to make the creation
development of new businesses simple
and their growth more certain. There is no
evidence that the Risborough area is any
different. Indeed the social profile of the
population, relative affluence and high
levels of education and qualification
indicate greater propensity for such
innovation.

5.11

To realise this potential, the Risborough
area requires targeted and effective
programmes and networks of business
support allied to a physical focus in the
form of an incubator or innovation centre
which provides managed workspace and a
portal to business services, co-located with
Business Link and other such
organisations.

5.12

There is a long standing proposal for such
an innovation centre as part of the
redevelopment of the Princes Estate.

However this proposal has stalled. This
strategy provides the ideal opportunity to
review the potential for the redevelopment
of this area by way of an overall master
plan, and the best way to secure such
accommodation for the future economic
prosperity of the area.
Recommendation: That the proposals for the
redevelopment of the rest of the Princes Estate
are reviewed with a view to securing long term
development that incorporates a local innovation
centre, building on the Enterprise Gateway
initiative, as part of a wider development plan..
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6. Reinforcement of the Economy of the Town
A HIERARCHY OF GOOD QUALITY
ACCOMMODATION FOR NEW,
MATURING AND ESTABLISHED
BUSINESSES WITHIN THE AREA
6.1

6.2

6.3

The Risborough area are very fortunate to
have retained a strong manufacturing base
in the furniture industry in its local
economy, one that is rooted in the history
of the area and which is represented by
two major companies – Ercol and Hypnos.
These two sit at the peak of an existing
hierarchy of large, medium and small
businesses in the area, but also typify the
disparity in the quality of business
accommodation in the town. Ercol have a
modern, purpose built manufacturing,
administration and showroom facility on the
Princes Industrial Estate with reasonable
access for heavy vehicles. Hypnos’
existing premises are obsolete, inefficient
and in poor repair and suffer from poor
access along residential roads. They have
plans to relocate which are, as yet,
unrealised.
Further down this hierarchy, the same
problems exist, and those companies that
are successful, with the potential to grow
are frustrated by the lack of suitable
accommodation of all types from small
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town centre offices to larger office
buildings; from small workshop spaces to
medium and larger factories.
6.4

6.5

6.6

Land has been allocated for new
employment development in the area for
some years, but proposals to create new
space has been patchy. The key resource
for the town is the Princes Industrial Estate
anchored by Ercol but with other potential
as yet unrealised. There have been
SEEDA proposals on the stocks for some
time to create up to 2,500 sq m of high
quality shared craft furniture making
workshops, gallery space, design studios, a
visitor centre with café and office
accommodation will be provided. Business
entrepreneurs will be able to access
professional support in planning, marketing
and product development, along with
training in management and skills. On-site
business mentors will also be on hand to
offer advice. This “Chiltern Enterprise
Gateway” is important to developing and
supporting new businesses in the area.

6.7

However, it is competing for land with the
proposed relocation of Hypnos and the
redevelopment of their existing site for
housing-led, mixed use development
around the railway station, frustrating the
provision of smaller scale business space
at this transport hub.

Princes Industrial Estate
Princes Industrial Estate is the largest
employment development resource in the
area, but is affected by competing
demands.
Ercol, the largest occupier and owner of
most of the remaining undeveloped land,
are testing the planning potential for
residential development on part of the site
to realise maximum land value. However,
the market potential of the site for
employment development does not appear
to have been fully tested, and residential
development here would be physically,
visually and socially isolated from the rest
of the residential community in the town. In
addition housing in the location would
constrain the flexibility of the rest of the site
to accommodate a wide range of other
business activities by introducing a
sensitive immediate neighbour, and would
curtail the potential of the site to meet the
area’s future employment needs. The
future potential of the site for employment
purposes should be protected.
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Recommendation: The future potential of the site
for employment purposes should be protected.
The further development of the site to
accommodate the proposed Chiltern Enterprise
Gateway and a relocation of Hypnos should be
fully reviewed by all stakeholders as a matter of
urgency, to ensure that all components occupy
appropriate locations and that the growth potential
of existing and nascent businesses is not
frustrated.
In addition, the development strategy for other key
locations – the station, the town centre,
employment areas on the Longwick Road –
should maximise the potential to contribute to the
availability of a range of high quality employment
accommodation in the town.
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RETENTION, REINVESTMENT AND
EXPANSION OF EXISTING MAJOR
EMPLOYERS
6.8

The area is made unique by the standing of
nationally and internationally renowned
companies that are located there. These
include Ercol, Hypnos, Chevler Packaging,
Janssen-Cilag Ltd, Blanchford’s, Leo
Pharmaceuticals, International Fire
Consultants Ltd (IFC Group).

6.9

These companies are at the peak of the
hierarchy outlined above and they provide
outlets for other companies - suppliers of
components and services – which are
critical to the functioning of the local
business and employment markets. Thus
their retention and continued success is of
overriding importance to the local
economy. In a global market where
businesses, particularly manufacturing
businesses, are more footloose than ever
before, this success should not be
frustrated by local operational constraints.
The Risborough Business Group has
recognised this reality already.

6.10

The vision wants these companies retained
in the community. The planning and
economic context is that employment is
seen to be a development priority. What is
needed now is a full assessment of the
current operations and likely future
requirements of the major companies
balanced against the development

opportunities that are available and in
particular physical, policy and other
constraints that may be preventing those
opportunities being realised.
Recommendation: That a dialogue with the
Risborough Area Business Group and with the
major employers individually is commenced to
understand their current and likely future
requirements measured against the development
and support potential within the Risborough area.
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AN ENHANCED RANGE OF
ATTRACTIONS AND FACILITIES FOR
CITIZENS, TOURISTS AND VISITORS TO
THE TOWN
6.11

6.12

6.13

The Risborough area as an economic
entity is far more complex than just the
obvious employers that occupy factories
and offices. There are home based
businesses; there are shops and other
local services. In the main these serve the
local population and are reliant on the local
expenditure of household incomes.

6.14

6.15

Such a strategy must be developed at
several levels.
Information
The most basic is the availability of
information and the promotion of existing
assets. At present the town has:
•

an accessible and prominent
information centre full of useful material
with helpful staff that is not available in
the evenings or at weekends when the
visitors arrive;

The vision has identified that an important
impact of the current population profile is
an aging population, accelerated decline in
household size and potentially, over time,
household expenditure. The County
Council’s Local Community Area Profile
reveals that The age structure of the
population within this Local Community
Area is generally older than that of the
county as a whole, and the proportion over
64 is anticipated to rise significantly.

•

•

a non-existent promotion strategy,
particularly in comparison with its near
neighbours and competitors Wendover
and Thame – who knows it is an
heritage centre with a great history and
unique shops and services at the
threshold of the Chiltern Hills?

In part this downward trend can be
addressed by the creation of new
households in new houses, reversing
population decline. In part it can be
addressed by the exploitation of the area’s
many assets – historic towns and villages,
the gateway to the Chilterns, the potential
of the steam railway – to attract and
provide for more visitors.

•

no information on the Hills of the
potential that lies in the town,
particularly on Kop Hill where the
Icknield Way crosses New Road
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poor signage to enable direction finding
to the hills, the town centre, the sports
and recreation facilities and the station

Recommendation: That:
a review of the potential for the information centre
to be opened by volunteers outside normal office
hours, particularly at weekends, is undertaken;
a strategy for signage aimed at the visitor market
is compiled;
a focused visitor promotion programme is put in
place as soon as possible, capable of ready
adaptation as facilities and services improve.
6.16

6.17

6.18

Visitor Facilities and Services
There are few places to find refreshments
and even fewer places to stay in the
Risborough area. There are a few pubs
and restaurants and several bed and
breakfast but no hotels, and only three
cafés. The station takes people away from
the town, commuting to elsewhere, but
brings few people in.
This pattern has significant potential to
change.
The Station
The station is soon to become one
terminus of an established steam train
service on the Chinnor and Princes
Risborough Line, bringing an estimated
2500 visitors on an operational weekend.
But there are no other attractions at the
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station at present, for regular or occasional
users.
6.19

As a minimum there should be good visitor
information to signpost the other attractions
of the town and the surrounding area.

Recommendation: The visitor potential of the
railway station should be a central plank of any
visitor strategy and the connections to the heart of
the town must be improved.

6.20

6.21
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Hotels
Both Hypnos and Ercol operate regular
training programmes that bring significant
numbers of people into the area on
weekdays, but when they stay over night
they have to be accommodated out of the
town. This is probably true of other
companies in the area. As a result they do
not spend money locally – they stay and
eat and shop in High Wycombe, Aylesbury
and Thame, not in the Risborough area.
The promise of such custom should be
enough to support at least one hotel that
would then provide accommodation at
weekends and in the holidays. However,
the perception is that Princes Risborough
has no suitable sites. This must be
addressed with some urgency.
Princes Risborough and the surrounding
area has significant attractions for weekend
and short break visitors, but few places for
them to stay. The potential for a new hotel

appears to be very good but needs to be
properly promoted.
6.22

6.23

There are a number of locations that could
form the basis of such an appraisal:
•

The station – as part of the
redevelopment proposals for the land
around the station buildings.

•

A redevelopment of land at the junction
of New Road and Bell Street in the
town centre

•

As part of a comprehensive
redevelopment scheme for the Tesco
site and adjoining land in the town
centre

•

Land fronting New Road in the town
centre

•

Wades Park and The Mount Car Park

•

Site of the Post Office and the British
Legion in the town centre

•

Land on the southern edge of Princes
Risborough fronting any new bypass
road.

Recommendation: that the potential sites for a
hotel development in the town are reviewed as a
matter of urgency, and that one or more are
promoted to prospective hotel developers.

6.24

Eateries and Refreshments
The town has too few places for
refreshments to serve both the resident
and working populations and visitors. The
Chilterns attracts significant numbers of
weekend and holiday visitors, while the
market attracts regular visitors. All
complain about the lack of places for a cup
of tea or a meal. This contrasts strongly
with competing centres where the choice is
much wider.
Part of the problem lies in a shortage of
suitable premises, which increases
competition for what there are. Part lies in
a lack of local promotion of the potential in
the town among suitable entrepreneurs and
among likely users. Part lies in a review
and possible relaxation of the planning
policies that protect retail frontages from
non-retail uses.

Recommendation: a thorough review of the
conditions necessary to promote new restaurants
and cafes in the town.

6.25

Arts and Culture
Wycombe District Council has a
commitment to providing a centre for
cultural and arts activities in the District.
While the current front runner would be a
site within High Wycombe itself, the town
already has many such facilities and
provides for a strong creative culture.
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6.26

The opportunity should be taken to review
the potential benefits of locating a new
facility in Princes Risborough at the heart of
the rural area where it would serve a poorly
provided for community at present, and
would be equally accessible to the
communities of High Wycombe and
Aylesbury.

Recommendation: a review of the potential for
Princes Risborough to be the location for a new
Sports facility for the north of the District.

Recommendation: a review of the potential for
Princes Risborough to be the location for a new
Arts and Cultural facility in the north of the District.

6.27

Enhanced Sports Facilities
There are already proposals to improve the
sports provision at the School and to make
such facilities available to a wider
community.

6.28

The athletics facilities in High Wycombe
are currently at the heart of a relocation
plan related to the intensification of
development around the Cressex Gateway
and the M40 junction.

6.29

Consideration needs to be give to the
relocation of these facilities to Princes
Risborough as part of the overall sport
facilities package in the town, providing a
location that benefits from a wide
catchment as for the Arts and Cultural
Centre above.
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7. The Creation of a High Quality Public Realm
A SOLUTION TO THE DIVISIVE
PROBLEMS OF THROUGH TRAFFIC IN
THE TOWN
7.1

Through traffic in the town creates several
problems:
•

7.2
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7.3

It is divisive; the volume of traffic on the
A4010 separates parts of the town,
particularly around the town centre,
because it makes the road difficult to
cross.

•

At less busy times this is compounded
by inappropriate traffic speed

•

At busy times this is compounded by
inappropriate traffic volumes

•

The response to the danger of through
traffic travelling at speed through the
town is to create barriers to pedestrian
movement compounding the divisive
impact

Though there are no dangerous levels of
pollution created – noise or air quality –
there can be little doubt that the areas
alongside the existing road have higher
levels of both.

7.4

7.5

7.6

The through traffic is already at a relatively
high level. The proposed concentration of
future population growth in Aylesbury and
High Wycombe and the continued
dominance of the Thames Valley and
Milton Keynes in the sub-region’s economy
means that traffic levels are likely to
increase, irrespective of the level of future
development proposed for the Risborough
area.
While the whole of the route is affected by
this traffic flow, some parts are more
capable of absorbing the negative impacts
than others. The most sensitive section of
the A4010 appears to be Bell Street and
Wycombe Road to the south west of the
town centre which is part of the town centre
with shops on both sides and reasons for
pedestrians to cross, but carries the same
traffic levels.
Short-Term Measures
In the short term there are a number of
changes that can be made to lessen the
divisiveness of the road.
A comprehensive programme of traffic
management measures could be
introduced to regulate traffic speed and
improve opportunities for pedestrians to
cross. Such measures might include:

•

Humps or speed tables at key points

•

More signal controlled crossings

•

Changes to the configuration of key
junctions to create urban places for
people rather then suburban
roundabouts for traffic.

•

Addressing the pedestrian/traffic
balance with the objective of improving
the pedestrian experience in the town
by reviewing the potential to increase
or simplify pedestrian space where
possible, potentially at the expense of
traffic space. This will include signage,
attention to surfaces and the location
and availability of crossings.

•

Attention to the qualities of gateways
into the urban area and the potential to
make a psychological impact on driver
behaviour on the approaches to the
town.

•

Change at the town centre arrival
points – the junctions of Bell Street and
New Road, Bell Street and Park Street,
and Aylesbury Road and Longwick
Road – to create new urban places
through the use of landscape and
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7.7

7.8

7.9

through building redevelopment where
appropriate new development.
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Long-Term Solutions
There are three long-term solutions to
relieve the most sensitive parts of Princes
Risborough from through traffic:
A. Do minimum
Continuation and enhancement of shortterm traffic management (Option 1) to
control traffic speed and to give greater
priority to pedestrian movement in the
town, particularly in the town centre,
including the reconfiguration of junctions.
However, as traffic volumes increase, the
capacity to achieve meaningful
improvements is diminished.
B. Traffic Diversion
Diversion of traffic away from the main
parts of the town centre and reconfiguration
of junctions. This approach focuses on the
role of town centre arrival points, on
accessible parking and on the protection of
the sensitive parts of the town centre
alongside the potential to tap into passing
trade.

7.10

This option (Option 2) would see the
diversion of traffic that currently uses Bell
Street and Wycombe Road along New
Road to Kop Hill and then along a new
road that would run parallel with Upper
Icknield Way to join Wycombe Road south
of Upper Icknield Way.

7.11

Benefits of such a solution include:

© crown copyright. All rights reserved. 100023306. 2006.
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•

7.12

7.13
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Better access to the secondary school
and its existing and future facilities; the
school already demonstrates the
modest impact of a new road by its bus
access off New Road.

•

Access to potential development sites
in the fields to the rear of Culverton Hill.

•

Reconfiguration of Bell Street as an
elegant “boulevard” and shopping
street within the town, and as the direct
vehicle route to the station.

•

Continued access of through traffic
(and therefore passing trade) close to
the town centre.

•

The creation of up to four new public
spaces in the structure of the town in
key locations.

Superficially this solution has considerable
attractions, but it remains highly sensitive.
The new road would pass through Green
Belt, the Area of Outstanding Natural
Beauty in an area that is visually sensitive,
and would run alongside the Ridgeway
National Trail. These are not
inconsiderable hurdles to implementation.
C. Traffic Bypass
Diversion of traffic around the town would
require a new road, most probably to the
west of the town (Option 3) given the

topography, the woodland and the planning
policy constraints to the east.
7.14

Such a route would have to cross the
railway lines in at least four locations to
connect the A4010 north east and south
west of the town. The road would be long
and difficult to construct, passing between
communities and through a green
landscape to the west of the town. It would
have significant environmental impact, and
it would be expensive.

7.15

Only part of the cost could be expected to
be recouped through development on land
enclosed and accessed by the road, most
of which would be west of the railway and
relatively isolated from the rest of the town

7.16

Such a proposal would have the greatest
potential benefits in terms of diversion of
through traffic movements.

7.17

However, set against this would be the
effects on the vitality of the town centre by
the diversion of all passing trade.

D. Traffic Dispersal
7.18 A further potential, which could be
implemented alongside the first two
options, is that of dispersing more of the
through traffic across a wider network,
relieving the traffic load on the A4010. This
is a more strategic approach that looks at
the traffic across a wider network. The
effectiveness of such an approach relies on

a detailed understanding of the origins and
destinations of traffic over the wider
network and the likely implications of major
changes elsewhere in the sub region (for
example the reconfiguration of roads in
High Wycombe town centre and the effect
on access to the M40).
7.19

Diversion of more traffic to the A413 might
help, but the B4009 (Option 4) is central to
such an approach. It is already used by
local people as a route to the M40 (junction
5 or 6) that avoids Princes Risborough and
High Wycombe. While traffic levels remain
low, this alternative is viable, but any
increase would simply replicate Princes
Risborough’s problems in neighbouring
Longwick and Chinnor.

7.20

This could be mitigated by a series of
localised improvements along the route to
improve signage and junctions, and
perhaps, a solution to through traffic in
Chinnor.

7.21

Such an approach may create sufficient
elbow room to implement solutions A or B
as traffic levels rise without creating
unsustainable traffic flows on the
reconfigured local network.

7.22

Preferred Approach
The preferred approach at this stage has
two phases. Phase 1 would see traffic
management measures that leave the
primary route as it is, but with better
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pedestrian facilities. This would be
complemented by increased dispersal of
some of the through traffic onto other
routes through a programme of signage
and appropriate junction and road
improvements. Phase 2 would see the
completion of Traffic Diversion (Solution B)
which has elicited wide local support and is
encapsulated as part of the Vision for the
area.
7.23

To look at delivery, this new link would be
of significant benefit to the whole
community and should form part of the
Local Transport Plan as it applies to
Princes Risborough. It does facilitate
access to some substantial development
sites which should be looked to to make a
contribution to the costs of implementation.
The proposal will have to be subject to a
comprehensive quantitative and qualitative
cost/benefit assessment.

7.24

7.25

7.26

Recommendation: that the options and the
preferred strategy are subject to a detailed
assessment of feasibility and timing as soon as
practicable with a view to placing projects into the
Local Transport Plan as soon as possible.

7.27
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REBALANCING THE RELATIONSHIP
BETWEEN TRAFFIC AND
PEDESTRIANS IN THE TOWN CENTRE

•

status quo (with day-long direct access
for people in cars to the businesses in
the High Street)

Traffic Management
The short term measures that would assist
pedestrian movement within the town are
described above, as is the potential to
increase the overall areas of pedestrian
space.

•

one way street with better parking but
with no real increases in the quality of
pedestrian space and with the
likelihood of greater vehicle speed; and

•

full pedestrianisation.

Car Parking
Allied to this is the need to consider the
quality and location of car parking
arrangements which make the town centre
and station accessible without detriment to
the surrounding environment.
Pedestrianisation
There is an on-going debate in the town
about the merits or otherwise of
pedestrianisation of all or part of the town
centre, born from a frustration that when
the space of the Market Square and High
Street is required for important events –
market day or festivals, the costs and
complexities of road closures is too great to
be worthwhile. As such the town centre
has suffered negative impacts of the
creation of New Road as a High Street
bypass in terms of divisiveness without
really reaping the full benefits in terms of
the usability of the High Street.
The argument has become polarised
between:

7.28

The town centre is not a good candidate for
pedestrianisation. The number and range
of shops and the volume of visitors does
not have the critical mass to animate the
extensive pedestrian areas that would
result. This would have a deadening
impact on the current bustle and would
deprive the existing businesses of passing
trade from those that want to make a rapid
stop for a specific purpose, but who would
be reluctant to park remotely and walk in.
Such a marginal impact on business
turnover may, in many cases, be enough to
turn profit into loss and cause more
closures.

7.29

What is needed is a regime that offers
flexibility in the use of the space, allowing
traffic to access the High Street and its car
parking spaces for much of the time but
permitting restricted access (on Market Day
for example) or the closure of the area to
traffic on special occasions such as
festivals, Christmas or the fair.

37

7.30

This requires one important issue to be
resolved. When the Market Square is
closed, access to the Mount car park and
to Wades Park becomes very circuitous,
which is one reason why closure is resisted
by those that manage the highway network.
Opening the north end of Park Street,
across Manor Park Avenue (see below)
would be the means by which access could
be improved generally (and maintained
during Market Square closure) making full
or partial closures to traffic simpler.

Recommendation: that the feasibility of a flexible
regime for the management of traffic in the town
centre is investigated in detail, together with the
detailed physical changes necessary to implement
it.
7.31

7.32
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Lanes and Yards
One of the features that marks out both
Thame and Wendover as preferable town
centre destinations at present is the
availability and imaginative use of
numerous lanes and yards. Located
behind the main frontages these provide
space for small businesses in less
expensive accommodation that add
significantly to the rich mix in each location,
allied to additional residential space above
that help to informally supervise the town
centres outside business hours.
In Princes Risborough, a lot of similar
spaces were lost when New Road was
created to the rear of the High Street, and

those that remain have been renovated for
solely residential use in most instances.
However considerable potential remains.
Recommendation: What is required now is a
comprehensive study to examine the potential for
backland sites on the north side of the High Street
to be redeveloped to create a network of intimate
spaces connected to the High Street that offer
opportunities for missed uses to include both
residential and small businesses spaces. This
would be supported by a review of the planning
policies in respect of ground floor uses in existing
lanes and yards with a view to greater flexibility to
change from residential to other uses important to
the town centre mix and to the economy of the
town.

CREATING AN ATTRACTIVE TOWN
CENTRE
7.33

Princes Risborough has retained much of
its integrity as an attractive historic
environment that provides a high quality
setting for town centre activities. This is a
sound basis for future improvement.

7.34

There now needs to be a focus on the
many modest changes recommended in
this vision with an emphasis in design
terms on the following issues:
•

The quality and use of materials in the
landscape of the town centre that
reinforce but do not slavishly ape its
heritage.

•

The quality of lighting of buildings,
streets and spaces in the town centre
should progressively move away from
superficial illumination of the street
spaces for safety reasons to the
painting of the unique heritage with
light to animate the spaces and
enhance the overall quality of the
environment.

•

General improvement and
simplification of signage in the town
centre to meet the needs of people that
do not know the area well.

•

Guidance for the maintenance and
improvement of shop fronts and shop
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MAINTAINING ACCESSIBILITY OF THE
TOWN CENTRE WITHIN THE TOWN AT
THE HEART OF THE COMMUNITY

signage, again emphasising good
design and quality materials rather than
simply aping historic precedents.
•

A programme of improvements to
pedestrian areas on streets and in
backland areas.

Recommendation: a comprehensive public realm
strategy for the town centre is required capable of
piecemeal implementation to an overall scheme
as resources and opportunities allow.

7.35
7.36

7.37

7.38

7.39
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Approaches and crossings
Crossings in the town centre, particularly of
the A4010, have already been addressed.
But the “walkability” of such a compact
town needs to be addressed by looking at
minor improvements over the whole
pedestrian network that will facilitate and
encourage more pedestrian journeys.

7.40

The accessibility of public transport
requires access deep into the town centre
for bus services, connection of bus
services within the town to interchange at
the railway station and enhanced and
accessible routes that serve the rest of the
area within the context of longer distance
routes.

Car Parking
Car parking will remain a vital resource in
the town centre. Whereas existing car
parks are seen to be development
opportunities, there will need to be
retention of existing car parking numbers
albeit in better and more sensitively
designed spaces, connected to the High
Street and Market Square by good quality
and direct walking routes.
Part of the review of the High Street and
Market Square environment will involve a
review of the provision of incidental, kerbside parking.
Public Transport
Public transport will assume increasing
importance again, particularly in relation to
the needs of young people who may live in
the town and surrounding area but find
employment or education elsewhere.

39

PROVIDING HIGH QUALITY GREEN
SPACE WITHIN THE TOWN
7.41

7.42

7.43

7.44
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Wades Park
Wades Park is the most central green
space within the town and has a range of
related facilities but fails to live up to the
promise of a “town park”.
It is already the focus of youth activity in
the town though this is not specifically
catered for, and there is potential for
enhanced facilities in conjunction with what
already exists. Priority would be enhanced
sports facilities, relocation of the skate park
and eventual location of a new youth
centre.
Local accessibility of Wades Park remains
an important consideration so that it can
fulfil a role as a centre of activity in any
town-wide festivals and events.
Given appropriate and dedicated crossing
of the railway line, Wades Park has the
potential to be expanded westwards in
conjunction with any development of the
Park Mill Farm site, as part of an overall
packages of improvements, offering
potential to integrate any such new
development by a direct walking and
cycling route to the town centre and other
attractions, and via Manor Park Avenue to
the station.

ENHANCING THE ROLE AND
ACCESSIBILITY OF THE GREEN
SETTING AS PART OF THE TOWN’S
UNIQUE IDENTITY

Recommendation: a review of the development
potential of the park to enhance accessibility,
provide a wider range of facilities and to explore
the potential for future expansion.
7.45

Other spaces
There is a considerable variety of other
green spaces within the area that need a
review, building on any results that arose
from the comprehensive study undertaken
by Wycombe District Council following
publication of the revised PPG17. This
would have two objectives:
•

To examine the potential for these
areas to be enhanced as part of a
network of green spaces across the
area

•

To examine the potential for some of
them to be developed for other uses,
including housing.

7.46

The green spaces surrounding the
settlements creates a unique setting. In
the main this is readily accessible through
an extensive network of footpaths and
cycleways, including several long distance
routes.

7.47

As an important gateway to the Chiltern
Hills, routes could be enhanced through
better signage, in both directions, and
through interpretation on the Chilterns of
views of the town, its history and what it
offers now.

7.48

Crossing the railways will continue to be a
constraint on the improvement of
accessibility to the west, but any new
development west of the railway should be
examined for opportunities to improve
connections.
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8. A Simple, Comprehensible and Logical Structure
THE SCALE, LOCATION AND
ACCESSIBILITY OF URBAN GREEN
SPACE
8.1

THE RELATIONSHIP OF THE STATION
TO THE TOWN AND ITS ACCESSIBILITY
8.2

See 7.40-7.44 above.

8.3

8.4
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Accidents of history and geography have
resulted in a station that is isolated from the
town centre. But this can be turned to a
virtue if opportunities to improve
accessibility and the perceived structure of
the town are seized. Key to this is
enhancement of what is described here as
the “town ring”, the role of two routes that
connect the station and the town centre
directly.
Bell Street/Station Road: the traffic
route
This is a direct approach to the station from
the town centre and is already the main
traffic and public transport route, but there
are a number of problems along the way.
The junction of Station Road and Wycombe
Road is a poorly configured junction that,
because of the pre-eminence of the A4010,
offers no priority to the station approach.
One of the benefits of any of the diversion
routes for through traffic explored in section
7 above is that the priorities of this junction
can be reviewed and the station approach
given more importance.

8.5

Station Road has residential frontages on
its south side with significant kerb-side
parking. This constricts the free flow of
traffic to the detriment of access to the
station and to employment areas nearby,
and creates a traffic hazard. Opposite is
an area of green space that has no
recreational function. Car parking should
be reviewed in this area to create off-street
spaces to enhance the quality of the station
approach.

8.6

This is the first leg of the ring.

8.7

8.8

Manor Park Avenue: the walking route
Manor Park Avenue is a beautiful tree-lined
road that epitomises the quality of
environment in Edwardian Princes
Risborough. The eastern section of Manor
Park Avenue is a private road that has a
right of way for pedestrians. This too
provides a direct route to the station from
the town centre but this time as a walking
and cycling route. This should be
promoted as such, with minor
improvements to enhance the connectivity
of other pedestrian and cycle routes to it.
This is the second leg of the ring.
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8.9

8.10

42

The Station Setting
The western end of both these routes and
access to the station is made less direct by
the location of the Hypnos factory and
adjoining land. The potential to redevelop
this land could significantly improve the
function of the traffic and walking routes
and create a new and more appropriate
setting for the station with potential for
associated facilities and services,
becoming a local centre with shops and
other amenities.

THE LOCATION, SCALE AND
INTEGRATION OF NEW DEVELOPMENT
AREAS
8.11

New development areas are assumed to
be housing-led mixed use developments
providing the necessary community
facilities and services and an element of
new employment where appropriate.

8.12

For all the reasons set out in previous
sections of this vision, the area needs new
development at a greater scale and rate
than that envisaged in the current draft
Regional Spatial Strategy (which offers no
more than a proportion of up to 30
dwellings per year). This currently
proposed rate of development will not
address local needs and a strategy of
social and economic renewal advocated by
this vision. In this key regard, this vision is
in conflict with the draft South East Plan,
the Regional Spatial Strategy.

8.13

But neither does the area need large
volumes of development delivered in a
short timescale, particularly in locations
that are isolated from the rest of the town.
One of the major objectives of securing
new development is to release resources to
invest in other aspects of this strategy and
to enhance the renewed sense of
community that is presented by this vision.
It would not be wise for new development
to be so located that a disproportionate
amount of the available investment funds

Signage and Information
Signage and information has been
emphasised elsewhere and will be an
important part of the improvements at both
ends and alongside the routes.

are directed at overcoming impediments to
integration.
8.14

The community and its stakeholder
representatives are fully aware of a
proposal for the large scale development of
Park Mill Farm, and have explored the
potential offered by the creation of a third
“Risborough” (Princes Risborough and
Monks Risborough being the other two).
But the general reaction is that this is too
much development, too quickly and in the
wrong place to become a fully integrated
part of the existing urban area. The railway
line imposes too much of a constraint on
the potential of the new development to
support wider revitalisation. There is also a
fear that, once the strategic boundary of
the railway line is so significantly breeched,
there are few geographical boundaries to
impose new limits on development. For
these reasons, this proposal falls into the
last of the sequential preferences set out
below.

8.15

The same group is also aware of the
proposal for residential development on
part of the Princes Industrial Estate. This
too should be resisted for three main
reasons:
•

This land is a key employment
development resource that is central to
this vision. It should not be lost, in part
or as a whole, to other uses.
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8.16

8.17

•

The introduction of a sensitive
residential element would constrain the
flexibility of the site to accommodate
other, non-residential uses.

•

Any residential development would be
isolated from the rest of the community
of Princes Risborough and would be
poorly integrated as a result, thus
falling foul of the sequential approach
set out below, as does Park Mill Farm.

In contrast to the options and strategy for
employment development, the options here
relate not to alternative distributions but to
the chosen scale and rate of development
and to the relationship of new development
to the existing communities. There is a
clear sequential approach that reflects local
circumstances.
The Local Sequential Approach
The local sequential approach for Princes
Risborough and the surrounding villages
assumes the identification of sites for
development in the following order:
1

Redevelopment of sites in the urban
area, firstly residential sites and then
sites currently in other uses where
residential development is an
appropriate alternative (sites PR1,
PR3, PR4, PR5, PR6, PR8 in the draft
LDF).

DAVID LOCK ASSOCIATES
04/08/2006

43

Formatted: Font: Italic

Potential Development Areas

44

2

Development of infill sites within the
existing urban envelope well integrated
with the surrounding development and
not subject to planning constraints such
as Green Belt.

3

Only when opportunities on such sites
have been exhausted should greenfield
sites to the west of the town be
investigated, should the planning need
require it..

8.18

This vision includes more ambitious ideas
to address the enrichment of life in the
town and surrounding villages, broader
needs (for example a by pass road, a
higher proportion of affordable housing, a
new school or better sports and leisure
facilities, etc) that could only be supported
by development on a larger scale.

8.19

Development in preference 4 would have to
be “all or nothing” developments because
of what would be required to be delivered
in addition to housing to properly integrate
the new development within the existing
community. Such development would
require a comprehensive master plan that
takes significant time and effort to
investigate the best means of integration,
and which involves the local community in
the planning and design process. If this
land was allocated for development at
some future date, such a master plan for
this strategic development must investigate
the strategic needs of the town pertaining
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at that time in terms of employment,
education, leisure social, health and
welfare facilities as well as housing.
8.20

8.21

THE LOCATION AND INTEGRATION OF
EMPLOYMENT AREAS
8.22

Development Opportunities
Development opportunities could be
identified in relation to this sequence of
preferences, that reveal, in broad terms,
the development potential at each stage.
Although development in this order is an
idea put forward in this report, any
decisions on sites must be made within the
planning framework set out in the South
East Plan and the Wycombe Development
Framework. The broad policies are set out
in the WDF Core Strategy, and individual
sites must be brought forwards through the
WDF Allocations Document.

8.23

8.24

The current concentrations of employment
are:
•

in the town centre

•

around the station – Picts Lane and
Princes Industrial Estate

•

on Longwick Road

•

on Mill Lane

There are a number of other locations in
communities outside the town, but these
are not felt to be priorities in terms of new
investment though investment proposals
should be supported.
Options
There are a number of options for the
location and distribution of opportunities for
new investment in employment
development. Common to all options will
be an emphasis on new opportunities,
particularly for small businesses, within the
town centre and on appropriate sites
across the town. The options relate,
therefore, primarily to larger scale
opportunities:

Option One: Concentration at the Station
8.25 This would see the full development of the
Princes Industrial Estate, with a furniture
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and related activities focus, and mixed use
redevelopment of the Hypnos site and
adjoining land in Picts Lane.

8.26

8.27

The advantages of this option are:
•

Concentration - opportunity for
business networking

•

Provides supportive infrastructure for
business start-up and growth

•

Encourages wider investment

The disadvantage is the constraint on
access though this could be improved by
implementation of some of the other
proposals in this vision. This option would
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encourage a concentration on furniture
related businesses, perhaps to the
detriment of others.
Option Two: Development around the
edges of the town
8.28 This option includes the land in Longwick
Road.

•

8.30

It provides wider investment
opportunities that would suit both
distribution and industrial uses in a
wider range of business sectors

8.31

This option recognises and anticipates a
shift from larger manufacturing and
distribution businesses to smaller, more
craft based and creative businesses that
are more compatible with a residential
setting. Thus new investment could be
pepper-potted across the area, less tied to
larger sites.

8.32

The advantages of this approach include:

But there are disadvantages:
•

•

The types of uses attracted would not
necessarily be linked to traditional
themes and may not integrate with
town
Development includes land on a
strategic green edge

•

It provides potential for intelligent
growth through small workshops and
live/ work units in line with local
traditions and adopted economic
strategies

•

It creates vibrancy & vitality throughout
the town

Option Three: Dispersed Development

8.33

8.29

The advantages include:
•
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This option capitalises on both the
existing and possible future strategic
infrastructure

8.34

The disadvantages are:
•

Limited opportunities for critical mass
effect

•

Limited opportunities for sector
clustering, and the benefits it brings,
relying instead on virtual networking.

Preferred Strategy
The preferred strategy is an amalgam of
these options tailored to stakeholder
opinion, site and location characteristics,
the existence of existing proposals and
initiatives and the overall vision for the
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area. As such it proposes three main
locations:

INTERCONNECTIVITY BETWEEN THE
KEY PARTS OF THE TOWN

redevelopment for alternative uses may be
considered.

Station
8.35 This is taken to include the relocation of
Hypnos to the Princes Industrial Estate, the
full development of the Princes Industrial
Estate, including the Gateway Initiative, the
redevelopment of the current Hypnos site
and related land with residential-led
development to include accommodation for
new and existing businesses near to the
station.

8.40

8.36

8.42

8.37

8.38

8.39

More detail of the development potential is
included in the next section of this vision
report.

8.41

Longwick Road
Improvement, redevelopment and
expansion, if appropriate, of the existing
employment area in Longwick Road.
Town Centre
Opportunities for small scale development
to create new accommodation for small
businesses in the most accessible part of
the town.
Elsewhere
The presumption elsewhere should be the
retention and improvement of employment
premises, but if land or buildings are
subject to prolonged vacancy, then
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8.43

There are some parts of the town where
connectivity is inhibited by the street
network, often requiring circuitous detours
to make simple local trips.
Manor Park Avenue
The importance of Manor Park Avenue in
the structure of the town has been
described previously in this section. It is a
private road in the heart of the town with
restrictions on traffic access.
While it is appreciated that residents along
the street value this control, it would be
better for the town, particularly in terms of
local access and access between the
station and the town centre if it became an
adopted highway and these restrictions
were lifted. Any opportunity to do so
should be thoroughly explored, including
consideration of the use of compulsory
powers.
Park Street
Park Street is a wide street that is a
pedestrian connection to Manor Park
Avenue, the Mount and Wades Park but is
a dead-end for traffic. The importance of
this connection in relation to the
management of space in the town centre
has been explored previously. Again, any
opportunity to do so should be thoroughly
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THE EXPERIENCE OF THE ROUTE
THROUGH THE TOWN

explored, including consideration of the use
of compulsory powers.
8.44

It has to be accepted that diversion of
through traffic may not happen, and that
whatever long-term solution for the A4010
and other through traffic is adopted, there
will continue to be an important route
through the town.

8.45

It is important that this route performs in
two key ways. It must present the best
face of the town to those passing through
as part of the means to attract investment,
new residents and visitors; and it must
present the range of facilities and services
on offer to that passing trade, directly or
through appropriate signage.

8.46

48

General Road Landscape
Many of the main routes in the town are
tree lined, some with grass verges.
Maintenance and management are
important, but, as some of the trees start to
reach maturity, a programme of
replacement needs to be properly
conceived; otherwise this unique quality will
slowly be diminished.

8.47

Gateways
Gateways into the town and other urban
areas have already been described.

8.48

Arrival Points in the Town Centre
The location and character of the town
centre arrival points and their potential to

become beautiful urban places has already
been described. But a key function of
these spaces is to reveal what is on offer to
passing traffic – shops and other services;
car parking; social, health and recreational
facilities; employment locations. In part this
can be done by signage, also already
described, but it is more effective if there
are direct lines of sight, that the town
reveals itself to the casual visitor.
8.49
8.50

In part this will be reinforced by:
Active frontages
These routes should, wherever practicable,
present active frontages – a baseline of
building fronts with doors and windows,
enhanced wherever possible and
appropriate by shop fronts and public uses.
These are the most prominent, most
important and accessible street frontages
in the urban areas, which should be
reflected in their design and use, creating
visual delight to the experience of passing
through the town.
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9. Opportunity Areas
9.1

The recommendations in this vision focus (though not exclusively) on a limited number of areas across the study area which
have enormous potential for positive change.
PICTS LANE AND THE STATION SITE

road behind a number of industrial
premises. It has considerable potential to
play a much stronger role in the structure of
the town which can be realised through the
potential redevelopment of surrounding
land.

© crown copyright. All rights reserved. 100023306. 2006

9.2

At present the attractive railway station
does not play a strong part in the fabric of
the town. It is hidden away down a narrow
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9.3

It is envisaged that the station should
become the focus of a wider mixed use
area that unites employment activities in
the Princes Industrial Estate with
redevelopment of sites east of the station
for residential, employment and
commercial activities.

9.4

Central to this concept is the creation of a
station square which would be the focus of
connections with the rest of the town:
Station Road/Bell Street provides the traffic
route; Manor Park Avenue provides a route
for pedestrians and cyclists.

9.5

This would gather up the approaches to the
station (including Summerleys Road and
Poppy Road) and would provide facilities
for cars and car parking and for public
transport to the station, and for walking and
cycling routes to and through the station.
This would create a much needed link to

the Princes Industrial Estate, making train
and public transport access much better
and relieving the Estate’s relative isolation.
© crown copyright. All rights reserved. 100023306. 2006

49

9.6

In the case of the station there are a
number of improvements to pursue:
•

Improved forecourt with integrated bus
facilities for interchange and onward
travel

•

Integrated car parking

•

Improved footbridge facilities to provide
access to the station from both sides of
the track and to create a pedestrian
route to the Princes Industrial Estate

•

Opportunities for related retailing and
refreshments

•

Interpretation facilities for the railway
system in general and the steam
railway in particular.

9.7

East of the railway line, redevelopment of
sites need to reflect the increased
importance of the station and its
connections to the town centre with dense
development surrounding high quality
public spaces.

9.8

The site provides opportunities for a
significant number of dwellings but mixed
with accommodation for small businesses
and commercial space on the ground
floors.

9.9

50

New connections west of the railway line
should be reflected in the arrangement of

new development in the Princes Industrial
Estate which should use the station as a
focus for streets and spaces.

STATION TO TOWN
9.10

© crown copyright. All rights reserved. 100023306. 2006

The necessary connections between the
station and the town centre already exist,
but they are restrictive and confused and
access to the station is secondary to other
functions at present.

© crown copyright. All rights reserved. 100023306. 2006

Recommendation: This development strategy
requires the preparation of an overall master plan
that covers the existing known development sites,
takes account of important adjoining land,
including Chevler Packaging, Leo
Pharmaceuticals and Blatchfords Builders
Merchants, and fully considers the linkages
between them and with the station.

9.11

Thus the traffic route to the station (Station
Road/Bell Street) is direct but part of it is
the A4010 and access to the station is not
a priority for traffic. The pedestrian route
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(Manor Park Avenue) is a private road at
tits north-eastern end with a pedestrian
right of way, but is not perceived to be a
key route to the station. From the town
centre.
9.12

9.13

The vision proposes these two to be
improved as a two-prong connection
between the town centre and the station.

© crown copyright. All rights reserved. 100023306. 2006

9.14

Related changes could include:
•

A comprehensive reconfiguration of
Wycombe Road south of Poppy Road
to emphasise the diversion of through
traffic onto the new road and to create
a new gateway to the town

© crown copyright. All rights reserved. 100023306. 2006

The Traffic Route
Assuming the diversion of the A4010 away
from Bell Street to a new route, the
junctions on the existing road can be reprioritised in favour of the connection to the
station. This will have the most significant
impact on the junction with Wycombe
Road, which would become subservient. It
will also require provision of new parking
spaces at points on the road which have
significant kerbside parking at present to
enable to flow of traffic to the station. This
will require use of the green verge on the
eastern side of the street.
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•

The improved connection of Manor
Road as part of the local access
system.

signage and to connections to the route to
collect pedestrian and cycle traffic.
© crown copyright. All rights reserved. 100023306. 2006

private ownership imposes, and these will
need to be assessed and pursued by
negotiation or compulsion as necessary.

© crown copyright. All rights reserved. 100023306. 2006

9.15
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The Walking and Cycling Route
Manor Park Avenue would be promoted as
the walking and cycling route between the
town centre and the station. This would
require modest changes within the route to
offer priority to pedestrians at junctions for
example, and would require changes to

9.16

These changes are seen to be essential to
better connect the visitor potential offered
by the station and the town centre to each
other and to promote journeys between on
foot. The route itself requires little change
– it is already a handsome tree-lined route.

9.17

However there may be a need for some
variation of the restrictions on use that
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TOWN CENTRE
© crown copyright. All rights reserved. 100023306. 2006

•

Tesco, New Road and Budgens

•

The Post Office and the British Legion,
Park Street

•

Tesco, New Road and Budgens
Tesco
© crown copyright. All rights reserved. 100023306. 2006

Wades Park, The Mount and the Parish
Church

© crown copyright. All rights reserved. 100023306. 2006

9.18

9.19

The town centre offers enormous potential
for positive changes to enhance its role at
the heart of the community and to start to
compete with its currently more successful
neighbours, Thame and Wendover, and to
complement its larger neighbours,
Aylesbury and High Wycombe.
The potential divides into a number of sub
areas:
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9.20

This site is one of the anchors of the town
centre, which sites at one of the main
arrival points. However the building sits
low at the back of the site with extensive
car parking in front and presenting little
enclosure or urban quality to the A4010 as
it passes through the town. The position of
the building on the site means that it has no
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presence in the rest of the town centre –
the Market Place or High Street.
9.21

Tesco have already expressed views that
the store is too small. However, the current
site is limited in extent.

9.22

A review of development potential is
required that takes account of the potential
for redevelopment and/or integration of
adjoining land as well as the Tesco site.

9.23

The objectives for any new development
should be:
•

high quality buildings and landscape

•

a new built frontage to the junction of
Longwick Road/New Road

•

a strong building presence in views
from High Street

•

location of car parking and servicing to
the rear of the new buildings

•

creation of a new public space and
landscape for the junction with
Aylesbury Road to include removal of
the roundabout and creation of a new
signal controlled junction with clear
priority for the A4010

•
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integration of other uses – housing
(including space for retired
households), employment and other

experiences parking areas, yards, sheds
and poor quality buildings and activities,
some of which are now historic and could
be better housed elsewhere.

commercial space – as part of a
comprehensive, mixed use project.
New Road Frontage
© crown copyright. All rights reserved. 100023306. 2006

9.25

9.26

9.24

The scar that was created by the
construction of New Road to by-pass the
High Street has never been properly
healed so that, whereas the traffic passing
through the town encountered all the
activities that underpinned its role as the
centre of the community, it now only

There is considerable potential for new
development along this important frontage
to create new town centre accommodation
in high quality buildings for a mix of uses –
residential, employment and commercial –
in combinations of small and medium
scaled buildings. A strong, high quality and
attractive, active frontage to New Road is
essential, as is a pattern of yards, lanes
and other pedestrian routes that enhance
the accessibility of the area, and its
connection with the surrounding area.
Budgens and the Adjoining Car Park
The second opportunity to create a new
public space with associated high quality
development is the junction of New Road
with Bell Street. At present the land on the
east side of Bell Street is segregated from
the rest of the town centre by the traffic on
the A4010. Assuming that a substantial
proportion of this traffic is diverted, the
opportunity is created to properly integrate
both side of this street, and the commercial
activities that it contains, including
enhanced provision of kerb-side parking.
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© crown copyright. All rights reserved. 100023306. 2006

9.27

9.28

The junction and adjoining land – the
Budgens site and adjoining car park - is
key to this change, offering the potential to
display what the town centre is about and
what is on offer to passing trade while also
being a symbol of the reintegration of the
street when the traffic is diverted.

9.29

Objectives for this site are very similar to
those for the Tesco site:
•

high quality buildings and landscape
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9.30

•

a new built frontage to the junction of
New Road/Bell Street

•

a strong building presence in views
from High Street

•

location of car parking and servicing to
the rear of the new buildings and in
new spaces created at the kerb side in
a traffic calmed Bell Street

•

creation of a new public space and
landscape for the junction to include
removal of the roundabout and creation
of a new signal controlled junction with
clear priority for the A4010

•

integration of other uses – housing,
employment and other commercial
space – as part of a comprehensive,
mixed use project.

The Post Office and the British Legion,
Park Street
These are two substantially underused
assets in the town centre that occupy land
on the southern extremity of the town
centre, marking its southern entry point.
There is evidence that they may come
forward for development in the foreseeable
future, certainly within the timeframe of this
vision for Risborough.
Their importance is further enhanced by
the proposed new role for Park Street
which is to create a new, all purpose link to

Manor Park Avenue, The Mount and the
western part of the town centre and Wades
Park.
© crown copyright. All rights reserved. 100023306. 2006

9.31

It will be important to determine whether
the sites should be regenerated or
redeveloped, the opportunities for providing
similar facilities elsewhere in the town, and
the range of potential new uses, including
hotel, residential, commercial, employment
and arts and leisure.
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9.33

In addition it will be important to investigate
the potential for expansion across the
railway as part of any development of Park
Mill Farm.

© crown copyright. All rights reserved. 100023306. 2006

9.32
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Wades Park, The Mount and the Parish
Church
Wades Park has the potential to be the
town park with much enhanced facilities,
but it is not at that point yet. A study is
required to examine the potential to deliver:
•

Enhanced sports facilities

•

Enhanced youth facilities

•

Enhanced arts and culture facilities

•

New landscape
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10.

The Way Forward: Determining Priorities and Delivery

10.1 This Vision for the Risborough area makes many and varied recommendations about how the town and the surrounding area
should change in the future, over the period to 2035.
10.2

In doing so it takes full account of the
wishes of local people as expressed by
their representatives in many and varied
stakeholder groups. It has examined the
history of the area, how it has evolved, its
profile today, and the issues that this
throws up for the future. It makes
recommendations about the potential of the
area to accept and to absorb positive
change without destroying its intrinsic and
much loved character.

framework; it is not a detailed blueprint for
future change.
10.6

It is therefore imperative that the actions
are prioritised to take full advantage of
opportunities already identified and to
optimise the positive impact of available
investment and resources.

10.7

The prioritisation of tasks needs to be
examined in one of two ways:

10.3

But these recommendations are presented
without comment on their relative
importance.

•

The first priority are simply the projects
that are deemed to be the most
important to the future of the area

10.4

There are a large number of strategies,
policies and proposals contained in this
vision. Each is very important to the future
of the Risborough area. But there are finite
resources available for implementation and
the recommendations must be prioritised
and programmed effectively so that the
investment path is clear and deliverable.

•

The second are the actions that are
required to be undertaken soon to
ensure the delivery of key projects at
an appropriate date in the future. This
is particularly important where general
policies are being set now to guide
future action, or where there is a long
lead-in time

10.5

At this stage the information on the costs
and benefits of the projects is speculative
and broad-brush, in keeping with the
purpose of the document as a vision and
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10.8

recommendations of this strategy can and
should be delivered. In every case
partnership between agencies will be
required to make an impact. In each case
the lead and participating agencies have
been identified as the basis for negotiation
leading to implementation.

Finally, clarity about the means of delivery
is the key to the successful implementation
of any development strategy. It is critical to
set out the means by which the main
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THE MOST IMPORTANT PROJECTS
10.9

There are a range of actions that are required now because the outcomes will have such a profound impact on what comes after. These actions
include:

Project

Intention

Lead Agency

Partner Agencies

Start

A master plan for the
station area

To guide and enable
the development of the
Picts Lane, Princes
Estate and the Station
sites.

Wycombe District
Council as the planning
and economic
development agency

•

August 2006

To examine the
development potential
of a number of key sites
in New Road and Bell
Street,and the feasibility
of structural changes,
particularly in respect of
accessibility.
A strategic assessment
of the options for traffic
movement through the
town, leading to longterm proposals to be
incorporated in the
Local Transport Plan.

Wycombe District
Council as the planning
and economic
development agency

A development
framework for the
town centre

Long-term options for
through traffic
movement
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•
•
•
•
•
•
•
•
•
•
•

Buckinghamshire
County Council as the
Highway Authority

•
•

Princes Risborough Town
Council
Network Rail
Chiltern Railways
Ercol
Hypnos
Other minor landowners
SEEDA
Bucks County Council
Princes Risborough Town
Council
The Risborough Business
Forum
Landowners
Bucks County Council
Wycombe District Council
Princes Risborough Town
Council

October 2006

Duration and
Completion
End 2006

5 months to February
2007

To be determined
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Residential
Development Sites
and Employment Land
Review

Agreement on the
sequential list of
potential development
sites for new homes,
through publication of
Interim Policies on
Employment Land and
Production of the
Allocations
Development Plan
Document
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Wycombe District
Council through its
planning service as a
key local input to the
LDF.

•
•

Princes Risborough Town
Council
Relevant landowners

Jul 2006

Jan 2007 Consultation
on Preferred Options
Allocations DPD
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PROJECTS ON WHICH WORK MUST BEGIN SOON TO ENSURE TIMELY DELIVERY
10.10 The following are actions that need to start now to ensure a timely delivery of necessary projects later in the study period:
Project

Intention

Lead Agency

Partner Agencies

Start

A full assessment of
the housing needs of
the local community
as part of the SubRegional Housing
Market Assessment.
A review of the future
school requirements
of the local
community

An investigation as to
how policies can be
formulated to meet
those needs in a
manner that is locally
sustainable.
To examine the
potential for
rationalisation and new
investment.

Wycombe District
Council through both
its planning and
housing services

•

Princes Risborough Town
Council
Local Parish Councils
Local Registered Social
Landlords

September
2006

Buckinghamshire
County Council, as
education authority

•

September
2006

Summer 2007

Enhanced sports and
leisure provision

An initial investigation
into the potential for
enhanced sports and
leisure provision in the
area, provision for
young people, and the
relationship with new
development
opportunities.

Wycombe District
Council through its
leisure and youth
services

The governing bodies of all
local schools, Primary and
Secondary
Wycombe District Council
Princes Risborough Town
Council
Princes Risborough Youth
Forum
Buckinghamshire County
Council as Education
Authority and through its own
leisure and youth services
Princes Risborough Town
Council
Parish Councils
Existing clubs and groups
Thames Valley Police

January 2007

5 months to May 2007
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•
•

•
•
•
•

•
•
•
•

Duration and
Completion
Summer 2007
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A strategy to
encourage local
entrepreneurship

This will examine the
availability of business
support and appropriate
premises.

Wycombe District
Council through the
economic development
service

•
•
•
•
•
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Buckinghamshire County
Council
SEEDA
Risborough Area Business
Group
Major Local Employers
Buckinghamshire Chilterns
University College

September
2006

6 months to February
2007
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11.

Conclusion

11.1

The publication of this Vision for the
Risborough Area in 2035 is not the end of a
process; it is just the beginning.

11.2

These ideas are deliberately vague – they
are intended to offer choices and to
provoke debate within and around the local
community. And they empower everyone
to participate fully in that debate.

11.3

The Risborough area has enormous
potential for positive change but the
opportunities must be seized.

11.4

Development and change in the area is
inevitable; there are indications that it may
not always be for the good. But with this
vision the community is very well equipped
to be influential about what, where, when
and how much change takes place.

11.5

But local people must take up the reins,
face demons and have a positive outlook.
Failure to participate removes the right to
criticise.

The only thing worse than saying
no…..
…..is saying nothing at all
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