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Consultation on the draft Princes Risborough
Town Plan – February/ March 2016
Wycombe District Council is consulting on the draft Princes Risborough Town Plan
(this document) from 15th February until 28th March 2016.

Commenting on the draft Princes Risborough Town Plan
To make comments to the plan you can:
Online
•

respond to our online survey at www.wycombe.gov.uk/haveyoursay

•

download a response form at the same web address

•

send us an email to newlocalplan@wycombe.gov.uk

By mail
•

pick a response form at Princes Risborough Library / Information Centre, Bell
Street, Princes Risborough, HP27 0AA or at the Princes Centre, Clifford
Road, Princes Risborough, HP27 0DP

•

send us a letter at Planning Policy, Wycombe District Council, Council offices,
Queen Victoria Road, High Wycombe, Bucks, HP11 1BB

Anyone can comment – please quote the paragraph or policy you are referring to
where possible.
The deadline for comments is Monday 28 March 2016, midnight.

Find out more
To find out more about the consultation you can:
•

Come along to one of our events (see the consultation leaflet for details)

•

visit the website at www.wycombe.gov.uk/newlocalplan

•

 Email the Planning Policy Team at newlocalplan@wycombe.gov.uk

•

 Phone 01494 421158.
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Alternative formats
If you would like this document in another format please contact Wycombe District
Council at the Council Offices in High Wycombe.
If you require the information supplied in a different language please come into the
Wycombe District Council offices where we can arrange a translation or
interpretation as appropriate.
Due to cost implications it is possible that we will not be able to translate this
document in its entirety. However, it is possible for the required parts to be
translated, or interpreted as appropriate. Please come into the Wycombe District
Council offices.

Je[ li potrzebne jest PaDstwu tBumaczenie przekazanych informacji na inny j• zyk,
zapraszamy do biura Rady Okr• gowej Wycombe w celu zaaran| owania – gdzie
stosowne – tłumaczenia pisemnego lub ustnego.

Ze wzgl• du na koszty mo| liwe jest, i| nie b• dziemy w stanie zleci• tBumaczenia
caBo[ ci tego dokumentu. Mo| emy jednak – gdzie stosowne – zleci• tBumaczenie
pisemne lub ustne niezb• dnych fragmentów. Zapraszamy do biura Rady
Okr• gowej Wycombe.
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Foreword
Preparing this plan has not been simple or straight forward, but, right from the
beginning Princes Risborough Town Council and Wycombe District Council have
worked very closely together.
Wycombe District Council established a steering group – which I chaired, with
representatives from all the main groups in the town. It is this group that has, through
numerous meetings and workshops with support from all the local service providers,
shaped the plan, listening to the feedback from public exhibitions and workshops,
and tested the technical evidence.
This plan provides for about 2000 – 2500 new homes. The town is at present about
3500 homes – so the town will be nearly doubled in size over the next fifteen years.
For those of us that love Princes Risborough, this is not easy to accept. Princes
Risborough has an exceptionally strong community, and change on this scale is
unsettling, but the town has grown in the past – mainly in the 1960s and 1970s.
Even if we do not plan for this expansion, the town will grow in any event over the
next decade or so. At the time of writing, there are a number of applications, some
at appeal, some pending decision. Without a plan we cannot demand that the
developments do the things we, the town, want them to. Over the course of the last
two years we have reluctantly had to come to accept that the choice is not between
growth and no growth, but between planned growth and unplanned growth.
There is still uncertainty whether the plan will be able to secure a major bypass
around the edge of the town that could be funded by the new development. Other
alternative routes are also being considered, with an aim to achieve similar
significant reductions to levels of through traffic in the town centre. This will allow us
to make the town centre much more attractive by changing the priority between
vehicles and pedestrians, as well as expanding retail opportunities. So whilst the
focus of this plan is on the town expansion, it will also allow us to make significant
changes to the town centre, and to the area by the railway station, so the whole town
will benefit.
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There will be a new park running along the stream within the expansion area, and a
green boundary including new sports pitches along the B4009 will provide the ‘green
buffer’ between us and Longwick, and provide a clear ‘green edge’ to stop
development just continuing on and on.
The plan also sees the expansion of the Princes Estate to accommodate more jobs,
and includes incubator space for those who want to start-up in flexible business
space.
The strong landscape framework to the plan will ensure that whilst the views from
our precious Chiltern Hills will be altered, it will not be a block of unrelieved roofs and
urban sprawl, and over time as new trees mature, it will become very much part of
the landscape just like the existing town.
Last, and by no means least, we will, of course, be accommodating much needed
homes, for our children and grandchildren. The new residents will bring a new vitality
to the town, and ensure that it continues to thrive in the future.
There will be parts of this plan that some people will not like, and some might prefer
it all went away, but we believe the different and complex issues that need to be
accommodated have been woven together into a plan that is in the wider town’s best
interests. We encourage you to make comments on this draft plan.

Councillor David Johncock

Councillor Alan Turner

Cabinet Member for Planning and
Sustainability

Chairman, Princes Risborough Town
Council
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Summary – What are we proposing in this
Plan
i.

The purpose of this document is to set out a development plan for the town of
Princes Risborough for the period 2013 – 2033. It comes in advance of the
preparation of a Local Plan for the remainder of Wycombe District so as to
plan positively and proactively for the future of the town in the context of major
speculative applications in the area. It has been prepared in line with the
Town and Country Planning (Local Planning) (England) 2012 Regulations,
and the Council’s Statement of Community Involvement (2012).

ii.

The Council is committed to the production of a new District-wide Local Plan
(the Wycombe District Local Plan). This will include setting new housing
targets for the District; addressing other strategic housing issues including
housing and mixed use allocations; and setting out site and development
management proposals to replace, as appropriate, remaining saved old Local
Plan policies. The Princes Risborough Town Plan (Area Action Plan), together
with the new Wycombe District Local Plan and Delivery and Site Allocations
Plan, will form the new local plan for the District.

iii.

The Princes Risborough Town Plan (PRTP):
•

Allocates an expansion area to the town for around 2000-2500 homes
to contribute to the District’s objectively assessed needs;

•

Allocates land for business as an expansion to the Princes Estate;

•

Secures new and improved infrastructure to accompany the growth
proposed, most significantly, major new road infrastructure which the
plans depends on in the context of major development here;

•

Provides a strong green infrastructure framework for the growth of the
town;

•

Sets out opportunities for improving the town centre and railway station
area, including proposals for the public realm, retail and parking;

•

Designates land at the Molins sports ground for sports and recreation.
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iv.

The Plan has been prepared in close collaboration with the community
through the establishment of a steering group composed of local elected
representatives, and others from the town representing amenity groups,
residents’ associations, the secondary school and others. Wycombe District
Council has also established a forum for the main landowners and developers
in the expansion area. The steering group developed the Vision which is at
the heart of the Plan and which informs the objectives and policies in the Plan.

v.

The expansion area encompasses land to the northwest of the Aylesbury line
and is bounded by the Birmingham railway line to the west and the Lower
Icknield Way to the north. To the east of Mill Lane, the area is bounded by
land designated for strategic open space. It has been selected through a
process of assessment of reasonable alternatives for the major expansion of
the town.

vi.

Lying to the northwest of the existing town across the Aylesbury railway line, it
is essential that the expansion is well-connected and integrated with the
existing built up area. Safe and direct crossings over the railway line should
be delivered early, and the distribution of facilities will encourage activity
across the existing and the expanded town.

vii.

The Plan includes a Concept Plan for the expansion area setting out a
sustainable and comprehensive development which integrates well with the
existing town. This will guide individual development proposals to deliver a
cohesive whole with the necessary supporting infrastructure.

viii.

Wycombe District Council has engaged extensively with infrastructure and
service providers to develop and justify the requirements of the development
in terms of infrastructure. Key to the development is the provision of new
highway infrastructure to provide a complete alternative route to the A4010
through the town. The Council, the County Council and Bucks Thames Valley
Local Enterprise Partnership have jointly commissioned extensive transport
evidence to demonstrate the need for new highway infrastructure and identify
the most appropriate option to take forward.

ix.

In terms of jobs and business, Princes Risborough is not a strong attractor for
inward investment. This is identified as being due to the town’s geographical
location and the small size of its existing industrial and office economy. The
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main focus is to retain and grow existing businesses and create suitable
space for small start-ups. Studies show that the Princes Estate has most
potential for increasing the cluster of businesses here, and so the Plan
allocates space for the expansion of this estate.
x.

Preparing a plan for the whole town rather than just allocating the expansion
area means that the town can be considered as a whole, looking to make the
best use of the opportunities that come with development. It is important that
the expansion of the town sustains and supports the town centre rather than
detracting from it, helping to further strengthening the local economy. The
provision of a complete alternative to the A4010 creates opportunities to
improve the public realm. The Plan also looks to increase the retail space in
the town centre and to anticipate the increased parking demand that will arise
from the increased population.

xi.

Improving the station area will boost the town’s potential as a tourist
destination and gateway to the Chilterns. The station will become the focus of
a wider mixed use area with redevelopment of sites east of the station for
residential, employment and commercial activities, with potential for a hotel.

xii.

The policies contained within the Princes Risborough Town Plan set out a
framework for delivering the vision for the town, and importantly ensure that
any development coming forward in the shorter to medium term will contribute
towards delivering this vision and not prejudice its final implementation.
Development will take place over a number of years through a phased
approach.

xiii.

Elements will be delivered by both Wycombe District Council and
Buckinghamshire County Council, and the private sector. A variety of sources
will assist in the delivery of infrastructure, including s106 agreements and the
Community Infrastructure Levy (CIL). Other sources are likely to be subject to
making successful bids for funding.

xiv.

The Plan sets out a number of measures which will be used to monitor Plan
delivery. These will be tracked in the Council’s Monitoring report.
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1.0 Introduction
1.1 Princes Risborough is a vibrant market town with a population of around 8,000
people at the heart of a network of smaller communities. It is located in the
north of Wycombe District at the foot of the Chiltern Hills. It sits at the junction
of the Chiltern railway line from Marylebone to Birmingham, with the branch line
to Aylesbury, soon to be upgraded through to Milton Keynes as part of phase
two of the East West Rail project. The A4010 main road from Aylesbury to High
Wycombe runs through the town centre, joined by the A4129 which connects
the town to Thame. Links to Wendover to the east, and the M40 and Thames
Valley via Chinnor to the west are provided by the B4009 Lower Icknield Way.
1.2 Much of the land in Wycombe District is constrained by the Metropolitan Green
Belt and the Chilterns Area of Outstanding Natural Beauty. The town is
bounded by both these designations to the southeast while land to the
northwest of the town up to the District boundary is not so constrained.
1.3 Recent assessments 1 indicate that there is a need to provide for around 15,000
homes in the District in the 20 year period 2013-33. Wycombe District Council
is exploring all reasonable options to meet the objectively assessed housing
needs for the District, within the District as far as possible. This includes the
release of reserve sites around High Wycombe in 2014, the release of some
employment sites to housing in September 2015, and the ongoing assessment
of the Green Belt. However, at this point it seems likely that some of the
District’s need will have to be met outside the District. Aylesbury Vale District
Council has accepted in principle the need to take some growth from the more
constrained Districts in Buckinghamshire and have recently consulted on
housing levels consistent with that approach 2. It is clear that the expansion of
Princes Risborough into the less constrained land to the northwest will
therefore be required to meet a proportion of the need for Wycombe District, so
that the Council is making a fair request from adjoining authorities to contribute
to the overall needs of the District.

1
2

Draft Buckinghamshire Housing and Economic Development Needs Assessment (January 2016)
Vale of Aylesbury Local Plan 2013-2033 Issues and Options consultation (AVDC, October 2015)
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1.4 While work continues within Wycombe District Council and jointly with other
authorities in preparing evidence to support a sound new Local Plan, pressure
of speculative development at Princes Risborough requires a response to
manage the growth of the town in a comprehensive and integrated manner.
Wycombe District Council is therefore bringing the plan forward for the town in
the form of an Area Action Plan (AAP), the Princes Risborough Town Plan
(hereafter referred to as the PRTP or the Plan). An AAP, being a development
plan document, carries the same weight and status as a Local Plan.
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Figure 1 Key Diagram showing context

3

OS mapping: © Crown Copyright and database rights 2016 Ordnance Survey 100023306.

3

This figure is available on the website at a higher resolution as a separate document.
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1.5 Wycombe District Council considers that an Area Action Plan for Princes
Risborough is the most appropriate way of delivering a timely and
comprehensive approach to planning the major expansion of the town. It will
enable land interests and local authorities to work together in the delivery of the
shared infrastructure requirements and environmental enhancements that will
be needed to create a high quality sustainable town expansion.
1.6 The option of promoting a Neighbourhood Development Plan (NDP) was
explored, particularly as Princes Risborough Town Council is a proactive body
which seeks the best outcomes for the town. This would have had the
advantage of a swifter process and less onerous evidence requirements than a
development plan document. Wycombe District Council would have fully
supported the Town Council in this approach. However, a neighbourhood plan
promoting a major expansion of the town would have been in conflict with
strategic policies in Wycombe District Council’s adopted Core Strategy and
Local Plan (which identify low levels of growth for the town), and so could not
meet the Basic Conditions for an NDP. In recognition of the extraordinary
contribution that the town will be making to the overall housing needs of the
District, Wycombe District Council have agreed to grant 25% of the Community
Infrastructure Levy (CIL) revenue from the expansion to the Town Council, as if
they had been promoting an NDP. This will ensure that the promise of
infrastructure to support the development closely reflects local priorities.
1.7 To strengthen further the vision and aspirations of the local community in the
Plan, Wycombe District Council established a steering group of representative
local stakeholders. This group is chaired by the Town Council and was formed
with the remit to work together to actively assist and guide the development of
the Plan.
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2.0 Policy Context
2.1 The National Planning Policy Framework (NPPF) sets out government's
planning policies for England. At the heart of the NPPF is a presumption in
favour of sustainable development, which should be seen as a golden thread
running through both plan-making and decision-taking (paragraph 14). For
plan-making this means that local planning authorities should positively seek
opportunities to meet the housing and economic development needs of their
area.
2.2 Local Plans are the key to delivering sustainable development that reflects the
vision and aspirations of local communities. Princes Risborough Town Plan
(PRTP) is intended as an Area Action Plan – a development plan document
which will become part of the development plan for Wycombe District. The
Council’s emerging new Local Plan will plan for the remainder of the District as
well as include broader district wide policies.
2.3 The National Planning Policy Framework makes clear that the Government’s
preferred approach is for each local planning authority to prepare a single Local
Plan for its area (or a joint document with neighbouring areas). While additional
Local Plans can be produced, for example a separate site allocations document
or Area Action Plan, there should be a clear justification for doing so. 4
Preparing an AAP for Princes Risborough acknowledges the importance of the
major expansion of the town and supports the Government’s drive for
expediting plan-making by bringing this plan forward in advance of the main
Local Plan for the District. It is necessary to prepare the plan now to ensure a
timely, comprehensive and coordinated approach to planning the major
expansion of the town, addressing the issues and pressures that the town is
facing now.
2.4 The current planning policy framework for Princes Risborough is made up of
the following documents which form the Development Plan for Wycombe as
whole:

4

http://planningguidance.communities.gov.uk/blog/guidance/local-plans/preparing-a-local-plan/
paragraph 012: 12-012-20140306
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•

Wycombe District Local Plan (2004): This document was adopted in January
2004 and (combined with its extension in 2007) provides land use policies
and proposals that were used to guide development up to 2011. Following
the adoption of the Core Strategy (2008) and the Delivery and Site
Allocations Plan (2013) a number of the policies within the Local Plan were
replaced by policies within these documents. The remainder of the policies
within the Local Plan are ‘saved’ to be used in the interim period before the
new Local Plan is adopted. The Local Plan includes a number of saved
policies and designations that relate to Princes Risborough.

•

Adopted Core Strategy (2008): This document sets out the vision and
spatial strategy for the District up to 2026, and includes a specific policy
(CS6) that relates to Princes Risborough.

•

Adopted Delivery and Site Allocations Plan (2013): This document contains
a mix of development management and site specific policies which cover a
number of topics. It aims to deliver important aspects of the strategy
contained within the adopted Core Strategy, and includes specific policies
relating to Princes Risborough town centre.

•

Buckinghamshire Minerals and Waste Local Plans to 2016 (part retained)
and Adopted Buckinghamshire Minerals and Waste Core Strategy (2012):
work is currently underway on the Replacement Minerals and Waste Local
Plan which will provide more detail on minerals and waste planning matters
for the County.

2.5 This Plan will replace certain policies in existing plans, including policies in the
Core Strategy that set out the scale of growth for Princes Risborough. Further
details are set out in Appendix D.

The duty to cooperate
2.6 The duty to cooperate was introduced in the Localism Act 2011, and amends
the Planning and Compulsory Purchase Act 2004. It places a legal duty on local
planning authorities, county councils in England and public bodies to engage
17

constructively, actively and on an ongoing basis to maximise the effectiveness
of plan preparation in the context of strategic cross boundary matters, and the
Council is actively involved in this engagement as part of preparing this Plan.
Bodies with particular relevance to the PRTP include (but are not limited to):
Historic England (HE), Natural England (NE), the Environment Agency (EA),
Aylesbury Vale District Council (AVDC), Chiltern District Council, South Bucks
District Council, Buckinghamshire County Council (BCC), South Oxfordshire
District Council (SODC), Oxfordshire County Council (OCC) and the
Buckinghamshire Thames Valley Local Enterprise Partnership (BTVLEP).

Sustainability Appraisal and Environmental Assessment
2.7 Every Local Plan (or AAP) must be informed and accompanied by a
Sustainability Appraisal. This allows the potential environmental, economic and
social impacts of the proposals to be systematically taken into account, and
plays a key role throughout the plan-making process. The Sustainability
Appraisal should incorporate a Strategic Environmental Assessment to meet
the statutory requirement for certain plans and programmes to be subject to a
process of ‘environmental assessment’.
2.8 An important element of the Sustainability Appraisal / Strategic Environmental
Assessment process is to consider the reasonable alternatives for the Plan. In
February 2014 the Council consulted on three main levels of housing growth for
Princes Risborough and a number of site options. These were tested through
the sustainability appraisal process as part of the Initial Sustainability Appraisal
of Strategic Options 5 of the main Local Plan. Further work since that early
stage, including the Tibbalds “Issues and Responses” report has highlighted
other alternatives to consider. The draft Sustainability Appraisal for the Plan 6
has tested a range of strategic and site specific alternatives.
2.9 The PRTP has also been screened through a Habitats Regulations
Assessment, as set out in the Conservation of Habitats and Species
Regulations 2010 (as amended), to see whether it may have significant effects
on European habitats or species, located in the area of the Plan or in its vicinity.
5
6

Initial Sustainability Appraisal of Strategic Options (WDC, February 2014)
Sustainability Appraisal of the Princes Risborough Area Action Plan (LEPUS, February 2016)

18

Relevant European sites to the Princes Risborough Town Plan are the Chiltern
Beechwoods SAC7 and Aston Rowant SAC. Work to date suggests that it will
not have significant effects on such habitats and species.

7

SAC is a Special Area for Conservation (European designation)
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3.0 Local Context
Princes Risborough today
3.1 Princes Risborough is a small market town built on the spring line at the foot of
the Chiltern Hills. It is historically associated with the Black Prince, Edward,
who held the manor in 1343. The town centre is designated as a Conservation
Area, within which there are forty-two listed buildings, of which three are Grade
II*.
3.2 There are five other Conservation Areas in and around the town: the historic
centre of Monks Risborough, and the hamlets of Askett, Alscot, Whiteleaf and
Horsenden.
3.3 The town centre has a classic planned layout with a wide High Street running
towards the Market Square. It has a good range of shops which combine both
local independent retailers and national chains, including a Tesco and a Marks
and Spencer Simply Food. The Town Council are proud that few, if any, shop
units are vacant and it is important that this current success should be built
upon and not threatened.
3.4 The town is within the setting of the Chilterns Area of Outstanding Natural
Beauty (AONB), the boundary of which hugs the town on the southern and
eastern side. Views across the town and wider countryside from the AONB are
available at popular viewpoints on the Chiltern escarpment such as the
Ridgeway and Whiteleaf Cross, a historic long-distance path and popular
historic site respectively.
3.5 The spring line emerges as the base of the Chilterns chalk escarpment rises
from the clay vale of Longwick. This creates potential issues of high water table
in periods of heavy and prolonged rainfall. During the wet winter of 2013-14,
areas in Monks Risborough were subject to a combination of high groundwater
and surface flows, creating areas of surface water and sewerage surcharging.
The increase in extreme weather patterns due to climate change could
exacerbate this issue.
3.6 The 2011 census shows that residents of the Risboroughs ward are generally
well educated and work in professional occupations, and a majority of these
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work outside the town, 9% of the working population travelling by rail to
commute to work. The majority of businesses in Princes Risborough are very
small. The main employment areas are the Princes Estate and on Longwick
Road, with the former showing most potential for business expansion. The
Wycombe Draft Employment Sites Commercial Assessment concludes that
Princes Risborough does not score strongly on any key commercial drivers and
is not ideally placed to benefit from national and regional growth trends. This is
identified as being due to the town’s geographical location and the small size of
its existing industrial and office economy.
3.7 The A4010 main road runs through the town centre, and is thus subject to high
levels of traffic, including through traffic, leading to congestion, especially at
peak times. Roads in the town centre are therefore dominated by traffic which
creates severance issues across the town and a hostile environment for
pedestrians and cyclists.
3.8 The town is compact and much of it is on level ground which should favour
cycling as a mode of transport. Three cycle routes traverse the Risborough
area, including the National Cycle Network route 57 (part if which is also known
as the Phoenix trail), the Icknield Way and the Chilterns Cycleway.
3.9 The town’s location, adjacent to the Chilterns Area of Outstanding Natural
Beauty (AONB), with regular direct rail services to Marylebone means that it
has potential to expand as a tourist destination, particularly for cyclists and
walkers.
3.10 The main inter-urban bus service (300) between Wycombe and Aylesbury
provides a high quality, frequent service to the town which is commercially
viable. Other routes are much less frequent and require public subsidy. There is
also a volunteer-run community bus which provides a number of services
connecting the town and rural hinterland at off-peak times. These are well-used
and highly-valued.
3.11 Princes Risborough has seen little development since the late 1970s. Between
2001 and 2011, the number of households here increased by less than 2%,
compared with more than 4% across Wycombe District, and more than 6% in
the Wycombe parliamentary constituency. The current demographic profile of
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the town shows an ageing population with 25% aged over 65, as compared
with the District average of 15%.
3.12 Health levels in the area are generally good and deprivation is relatively low.
There is a significant shortfall of sports and recreation facilities in the town, and
while the town has a good number and spread of community facilities, there is a
shortfall of community meeting floor space.

Other factors in the Risborough context
Overall growth in the wider area around Risborough
3.13 The higher levels of housing need identified in the Buckinghamshire Housing
and Economic Development Needs Assessment (HEDNA) and in the
Oxfordshire Strategic Housing Market Assessment (SHMA) mean that growth
in adjoining Districts could impact on the town in terms of transport networks
and school provision.
High Speed Rail
3.14 The government’s plans for a High Speed Rail line from Euston to Birmingham
identify an alignment for the new railway which passes 5-10 km to the north and
east of the Risborough area and in the immediate vicinity of Aylesbury, Stoke
Mandeville, Wendover and Great Missenden. Routes for construction traffic
associated with the project include the A4010 and A4129, potentially
intensifying the existing issues with the congestion already identified in the
town. The construction period is expected to last from around 2017 to 2026,
which is well within the plan period.
East West Rail
3.15 Phase 2 of the East West Rail project, which will upgrade the Princes
Risborough to Aylesbury line and create through services to Milton Keynes, will
enhance the connectivity of the town and increase attractiveness to inward
investment. This will include enhancements to the railway stations at Princes
Risborough, Monks Risborough and Kimble. Much of the project is planned to
be delivered before 2019, with some work completing in the period 2020-24.
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Consultation and engagement so far
3.16 The option to expand the town significantly was first considered in the main
Wycombe District Local Plan Options consultation in February 2014 when it
was becoming clear that it would be necessary to plan for a much higher level
of housing growth in the District than had previously been required. A high
number of responses to this consultation drew out a range of issues over the
expansion of the town.
3.17 Engagement on this major expansion has continued since then and is ongoing.
This has been primarily focused on how to respond to the issues, within the
wider policy context. The development of the Princes Risborough Town Plan
(PRTP) has been guided and informed through a number of engagement
activities (see section 8.11, Evolution of the Concept Plan). Key to this was the
establishment of the Princes Risborough Steering Group and a regular forum
for agents and landowners.
•

Commissioned by Wycombe District Council, Tibbalds undertook an
exploration of the issues in August-September 2014. Initial exhibitions/dropin sessions took place in September 2014.

•

The Tibbalds reports were published in December 2014 and Wycombe
District Council ran an exhibition and public meeting in January 2015 to
explain these and respond to questions.

•

In March 2015 Wycombe District Council published a Local Development
Scheme which confirmed the timetable and preparation of an AAP for the
Princes Risborough expansion. Since then Wycombe District Council has
proposed an acceleration of the AAP timetable and the new dates are set
out below.

•

During May-June 2015 Wycombe District Council established the Town Plan
steering group of local stakeholders, and the agents’ forum for land interests
in the expansion area.

•

In July 2015 Wycombe District Council arranged an exhibition and public
drop-in sessions to share the emerging development scenario for the major
expansion of the town and gather ideas for town centre improvements.
23

•

During autumn 2015 Wycombe District Council held a series of intensive
workshops on design and infrastructure issues with the steering group and
agents’ forum, the most recent of these being on 1 December 2015.
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4.0 Issues and opportunities
Princes Risborough tomorrow
4.1 In early 2014, Wycombe District Council consulted on a range of spatial options
for meeting the objectively assessed housing need for the District in the new
Local Plan. One of these options proposed the major expansion of Princes
Risborough, which is the key driver for the PRTP. Responses to this consultation
identified a number of issues and concerns, which were fed into the Tibbalds
study for the town 8. The Tibbalds Issues and Responses Report informed many
of the key issues to address in the expansion of the town. Other issues also
arose in the course of engagement and further technical work:
1. Create a unified and thriving settlement
a) Integrate the town: growth on the other side of the railway line may be
hard to integrate with the existing town.
b) Support the town centre: new development might undermine the town
centre by competing with it. More parking will be needed in the town
centre.
2. Relieve congestion in Princes Risborough: the A4010 experiences high
traffic volumes and long queues at peak times, especially in the town centre,
leading to issues of severance and safety risks. Traffic is forecast to rise in
the future in any case and increased traffic from development will exacerbate
this.
3. Strengthen alternatives to the car: Providing useful and attractive
alternatives to the car increases the choices available to all and can help to
reduce traffic on the roads.
4. Strengthen networks for leisure and wildlife: the need to sustain the
close relationship between the town and the surrounding countryside, and to
aim for a net gain in biodiversity.
5. Address ground and surface water flooding: the local geology creates an
issue of ground and surface water flooding, particularly during periods of
8

Princes Risborough draft Background Report and Princes Risborough draft Issues and Responses
Report (Tibbalds, December 2014)
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sustained rainfall as the land is unable to absorb any further water.
Development risks worsening these issues.
6. Nurture locally grown employment and business opportunities: major
residential growth without a stronger local economy risks much increased
out-commuting and growth that is not sustainable.
7. Ensure settlements retain distinct identities: it is important that the
villages surrounding Princes Risborough (Longwick, Monks Risborough and
Askett) remain separate, avoiding sprawl and coalescence.
8. Respect the character of Alscot Conservation Area: this is protected by
planning policies intended to preserve and enhance its character and setting.
9. Define a clear edge to development: there is concern that once the land
on the other side of the railway line is developed, there would be no natural
limit to the town.
10. Design with existing landscape features to reduce impacts on
important views: development should be considered in the wider landscape
context of the town’s setting next to the AONB, and long views such as those
from Whiteleaf Cross. Growth should support the tourism potential of the
town rather than detract from it.
11. Get the right infrastructure in the right place at the right time: elements
of infrastructure will need to be delivered at the right time so that existing
facilities and services are not stretched beyond capacity.
12. Design standards: The National Planning Policy Framework emphasises
the importance of good design. The town’s setting adjacent to the AONB
strengthens the requirement for locally distinctive design that responds to the
setting and incorporates local materials. The overall character of
development should reflect that of the existing townscape which is verdant
and well-treed.
13. Railway station: Access to the railway station and the quality of the
surrounding area is an issue.
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5.0 Vision
5.1 This vision was developed and agreed by the Princes Risborough Steering
Group 9.
In 2033, Princes Risborough will be a modern, green and accessible market town with a safe and vibrant community, that strongly reflects its historic roots, rich
cultural heritage and special landscape setting within the Chiltern Hills.
Our town of the future will:
•

provide high quality, environmentally sensitive homes for local people, as well as
those from further afield

•

encourage our community to come together to enjoy the social and economic
benefits of a thriving high street, and facilities for sports and recreation

•

offer outstanding public services, including high-quality schools and healthcare

•

have a well-developed network of roads, cycle routes and footpaths - enabling
people easily to get to where they want to go

•

encourage future generations to remain in the town through business
investment, so that people can live and work in the local area

9

The Princes Risborough Town Plan Steering Group developed a draft vision which was shared with
the public for comment at engagement events during July 2015. Subsequently the group revised the
vision and ratified this final version in October 2015.
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6.0 Objectives
The issues identified from today and for the future expansion of the town have
informed the following objectives, which support the vision for Princes Risborough.
They are to:
1. Create a unified and thriving settlement
a) Integrate the expanded town with the existing town, through physical
connections across the railway line and through the appropriate
distribution of services and facilities in the existing and the expanded town
b) Support the existing town centre as the primary destination for shopping
and leisure, with increased parking capacity and improvements to the
public realm to rebalance the environment towards pedestrians and
cyclists
c) Improve access to the main railway station, enhancing the approach,
creating space for full bus access and supporting appropriate uses in the
station area
2. Meet the specific housing needs for the town to complement what is already
there, as well as contributing to the wider housing needs for Wycombe
District.
3. Tackle existing and future traffic congestion and severance by delivering new
highway infrastructure
4. Achieve an improved environment for walking and cycling, in both the
existing town and the expanded town. Make direct connections to existing
railway services, and significantly improve other public transport options.
5. Deliver new and enhanced green infrastructure as part of an ecosystem
services approach to enhance the landscape, mitigate flood risk, achieve a
net gain in biodiversity, and link to the wider green infrastructure network and
the Chilterns AONB.
6. Successfully mitigate flood risks and issues through the location of new
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development and through strategic and local interventions which will manage
run-off rates and maximise opportunities for absorption.
7. Maximise the potential for new employment uses, and make suitable
provision for new businesses to start up and existing businesses to grow or
relocate in the Princes Risborough area.
8. Ensure existing surrounding settlements retain distinct identities.
9. Preserve and enhance historic assets and features of the historic landscape
(such as hedgerows), including Alscot Conservation Area.
10. Create a clear green edge to development to prevent longer-term sprawl into
the countryside.
11. Create an overall townscape which fits well into the special landscape setting
and respects important long-distance views.
12. Meet the infrastructure needs of the expanded town:
a) Deliver a comprehensively planned expansion, demonstrating overall
viability, with development delivering supporting infrastructure at the right
time and in the right places.
b) Deliver new community infrastructure including school(s), some shops,
and community meeting facilities, health and sporting facilities and other
open and green spaces. Upgrade and expand existing facilities where
needed, e.g. secondary school provision.
13. Achieve high design standards through site layout, landscape and building
design principles that are merited by the town’s location in relation to the
Chilterns AONB and existing verdant character, including the use of local
materials and trees, allowing for structural as well as local planting.
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7.0 Strategy for the town
7.1 The overall strategy for the expanded town is to create one unified settlement
which is supportive of overall community cohesion. From significant views, the
town will ‘read’ as a consistent whole, and links across the railway line will be
direct, frequent and attractive.
7.2 Significant new road infrastructure will address the traffic impacts of the
development, relieve the main road through the town centre and improve
connectivity to the main railway station. This creates the opportunity to improve
the station area by enhancing the approach, introducing space for bus turning
and opportunities for some local retail space or a hotel. This will reinforce the
town’s role as a gateway to the Chilterns for visitors.
7.3 Land will be allocated for business as an expansion to the Princes Estate,
which has been identified as the most viable location for employment. Princes
Risborough is not a strong attractor for inward investment, therefore the
emphasis here is on retaining and expanding existing businesses, and also
creating conditions to foster new business creation within the town.
7.4 The new development will make efficient use of land in delivering a substantial
number of homes at a density that is consistent with the existing character of
the town. The existing landscape features and historic hedgerows of the
expansion area will provide the basis of a strong green infrastructure
framework, with new development augmenting and enhancing this to deliver a
locally distinct sense of place.
7.5 There will be a strong landscape setting, enhanced by the relation of mature
trees and planting of new trees that will strongly influence the character of the
area as they mature.
7.6 A balance will need to be sought in the distribution of other facilities and
services so that there is movement and activity between the existing and the
expanded town. The new development will provide significant infrastructure to
support the increased population, including (but not limited to) two new primary
schools, community space, facilities for sports and recreation and play spaces.
7.7 The Crowbrook stream corridor and other streams and structuring green links
will provide green infrastructure for wildlife connectivity, informal recreation and
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water management. It will contribute to the sensitive treatment of the setting of
the Alscot Conservation Area.
7.8 The existing town centre will be reinforced and enhanced, rather than
introducing competition to the town centre in the expansion area in terms of
retail, enhancing the role of the town centre to the local economy. Retail space
in the town centre will be intensified and the public realm improved to civilise
vehicular traffic and increase safety and amenity for pedestrians and cyclists.
7.9 New road infrastructure will better connect the main railway station to the rest of
the town, and a public square at the station will improve the visitor experience,
encouraging tourism in the town.

Princes Risborough Town Plan Area
7.10 The Princes Risborough Town Plan covers an area including the whole of the
Risborough ward and takes in some land from the surrounding parishes of
Longwick, Bledlow-cum-Saunderton, Lacey Green and Great and Little Kimble.
7.11 Figure 2 shows the boundary of the Area Action Plan. This boundary is defined
on the Policies Map. The area encompasses the land necessary to deliver the
sustainable expansion of the town, and supporting infrastructure, such as the
road network improvements which will be needed to relieve the town centre
(parts of Longwick-cum-Ilmer Parish), and where it joins / leaves the existing
A4010 at Grove Lane (Great and Little Kimble parishes) and Shootacre Lane
(Bledlow-cum-Saunderton Parish). The policies of this Plan apply within this
boundary. This area is needed to secure the delivery of wider infrastructure and
any environmental enhancements or mitigations associated with the expansion
of the town.
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Figure 2 Extent of the Princes Risborough Town Plan (Area Action Plan) 10

10

This figure is available on the website at a higher resolution as a separate document.

32

8.0 Princes Risborough sustainable urban
expansion
Princes Risborough Expansion Area
8.1 This section sets out the overarching policy and guidance for the development
of the urban expansion of Princes Risborough:
•

PRTP1 allocates the expansion area and associated new employment
space.

•

PRTP2 defines the Concept Plan.

•

PRTP3 defines the settlement boundary of the expanded town.

•

PRTP4 sets out the development principles for the expansion area

•

PRTP5 sets out the requirements of development in terms of essential
infrastructure and further supporting studies.

•

PRTP6 sets out the means of providing for, and safeguarding, transport
infrastructure.

•

PRTP7 sets out the principles of development of an expansion to the
Princes Estate.

•

PRTP14 sets out the arrangements for equitable delivery of shared
infrastructure required for the expansion.

8.2 This policy defines the area to be developed and what is to be accommodated
within that space. Supporting policies set out the detail of the principles and
requirements of development both within and outside the expansion area.
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Policy PRTP1 Princes Risborough expansion area and associated new
employment space
1. The Princes Risborough expansion area will provide a major residential
led mixed-use expansion of the town. To deliver this, the Council allocates
area shown in
2. Figure 3 and the Policies Map for the expansion area to accommodate the
following land uses:
a) About 2000-2500 dwellings (including affordable housing);
b) Two local centres with community space, some retail space (‘A’ use
classes) and some space for business start-ups;
c) Supporting infrastructure, both within and beyond the expansion area
including green infrastructure, in accordance with policies PRTP4,
PRTP5 and PRTP6;
3. The Council allocates land as shown in
4. Figure 3 and the Policies Map for a business expansion area in
accordance with policy PRTP7.
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Figure 3 Princes Risborough Expansion Area and expanded business area 11

11

This figure is available on the website at a higher resolution as a separate document.
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8.3 The land chosen for the town expansion is immediately adjacent to the existing
town, to the northwest of the Aylesbury railway line. The area identified is
considered the most appropriate and sustainable option, whilst delivering
substantial housing growth to help address the significantly increased need for
housing across the District. Expansion to the south east of the town is
constrained by the Metropolitan Green Belt and the Chilterns AONB. Major
development here would need to be justified by exceptional circumstances.
Therefore the more appropriate direction for growth is to the other side of the
railway line. The reasoning for locating development adjacent to the existing
town is:
•

To ensure the greatest benefit to Princes Risborough town centre

•

To facilitate ease of access between the new homes and existing services
and employment opportunities in the town

•

To maximise the opportunity for joint public transport servicing of the existing
and new housing areas, and to make a viable route to connect the new
development to key destinations like the town centre and railway stations.

8.4 The extent of the expansion area is shaped by a number of factors including
accessibility to local services and facilities in the town centre, avoiding
coalescence with Longwick, and the visual impact of the expansion from the
Chilterns AONB escarpment. Further assessment of reasonable alternative
options is set out in the Draft Sustainability Appraisal.
8.5 Increased spending power from the growing population within the local
economy provides an opportunity for business in the town to respond to this,
and sustain the retail offer in the town centre.
8.6 The railway line does present a potential barrier to integrating the expanded
town with the existing town. It is worth reflecting that many towns are bisected
by railway lines but are nonetheless successful. It is therefore important to
preserve as many crossings of the railway line as possible, while creating a
safe and attractive means of getting over or under the line, either on Public
Rights of Way or on existing highways. The distribution of services and facilities
will also be important in creating links between the new and the existing.
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Development framework
8.7 The development framework for Princes Risborough consists of the illustrative
expansion area Concept Plan (see Figure 4), the accompanying policies
PRTP2, , PRTP4, PRTP5 and PRTP6, PRTP7 and the Policies Map. The role
of the illustrative Concept Plan is to guide the development of Princes
Risborough and provide a robust basis for detailed consideration of the
components. It is an illustrative plan and does not seek to fix the exact location
or configuration of all the various spatial elements of development, for example
the exact location of the local centres or play areas. However, in order to
secure a comprehensive and robust approach to the delivery of key structuring
infrastructure within the Expansion Area, the location and general configuration
of a number of elements of the illustrative Concept Plan are fixed. These are
addressed in specific policies in this AAP. They are :
•

Creation of an internal primary route through the expansion area linking from
the B4009 to Summerleys Road

•

Location of the green gap between development and Longwick

•

A green corridor focussed on the Crowbrook Stream

•

Location of strategic open space

•

Pedestrian and cycle crossings of the railway

Context
Policy PRTP2 Comprehensive approach to the expansion area
The Council will require development of the Princes Risborough Expansion
Area to be taken forward on a comprehensive basis to be consistent with the
principles of the Expansion Area (PRTP4) as illustrated on the Concept Plan
(Figure 4) which sets out the broad disposition and scale of land uses, and
green infrastructure.
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Figure 4 The Concept Plan 12

12

This figure is available on the website at a higher resolution as a separate document.
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Justification
8.8 A structured and coordinated planning approach is needed to ensure the PRTP
will deliver the planned growth in a sustainable and desirable manner. Through
policies PRTP2, PRTP3, PRTP4, PRTP5 and PRTP6 the Plan sets out
important development principles which will guide the production of a master
plan for the town expansion.
8.9 This ensures that a joined-up approach is taken to the delivery of high quality
future development and infrastructure in the expansion area that contributes
towards providing a strong and appropriate sense of place, as opposed to
piecemeal development proposals being prepared in isolation. It will also
ensure that the Council will have a central role in shaping and influencing future
development proposals.
8.10 The Council will expect relevant delivery partners and stakeholders, including
developers and landowners, to work in partnership with the Council and each
other to develop this Concept Plan into an overall master plan for the Princes
Risborough expansion area prior to any development taking place in these
areas. The overall master plan will help to ensure that the areas are developed
in a coordinated, comprehensive and timely manner. Policies PRTP3, 4, 5, and
6 provide the basis and fundamental principles for this master plan. The overall
master plan should include:
•

Land use disposition and budget

•

Access points, primary street network and bus routes

•

Pedestrian and cycle links around the site and to the town

•

Location of schools, local centres, community facilities and other
infrastructure

•

Location of green infrastructure and recreation

•

Location of strategic utilities infrastructure

• Character areas and design guidelines
• Phasing of development and infrastructure delivery
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Evolution of the Concept Plan13
8.11 The development of proposals for the expansion of Princes Risborough began
in 2014, and this was captured in Tibbalds’ Issues and Responses report
(December 2014). Following two officer and stakeholder workshops facilitated
by CABE in June 2015, Tibbalds produced an outline plan in July 2015. As part
of a more comprehensive programme of public involvement, the emerging
Town Plan was developed through public and stakeholder events. This was
done through detailed workshops with members of the Princes Risborough
Town Plan Steering Group (PRTPSG), and public engagement events.
8.12 A Current Preferred Scenario plan was drawn up for public consultation in July
2015, and ideas were also sought at that time for how the town centre could be
improved.
8.13 The overall objectives in developing the July 2015 Current Preferred Scenario
plan were to:
•

Respond to the character of the landscape

•

Test the ability of the study area to accommodate 2,500 homes

•

Allow for its separation from other smaller settlements: Longwick, Alscot
and Monks Risborough

•

Assess potential changes with the relocation of the Secondary School, the
sewage treatment works (STW), and the Leo/ Hypnos employment area

•

Identify locations for 2 new primary schools and open space provision.

8.14 A local density study was undertaken which showed that the average of the
town’s housing densities was around 25 dw/ha, while newer developments
with good integrated landscaping and parking were higher at 35-40 dw/ ha.
8.15 At this stage, a number of infrastructure issues (fifteen) were identified as
needing further work to resolve – for example, could aspirations to relocate the
secondary school or the sewage treatment works be realised? The July
consultation invited comment on the then current scenario and these responses
were fed into the next stage of developing the Plan.
8.16 In order to draw out stakeholders’ views on how the town should be expanded,
interactive workshops were held with Steering Group members, landowners
13

Princes Risborough Plan Evolution Report, TDRC (February 2016)
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and their agents, and officers from Wycombe District Council and
Buckinghamshire County Council during October and November 2015. These
produced five alternative scenario plans. Technical work during this period also
worked towards the resolution of the earlier infrastructure issues. Key points
coming out of these workshops included:
•

The desire to link green space in the north with Wades Park

•

The significance of better access to facilities for housing north of Alscot

•

The need to support local businesses large and small to stay in the town

•

Higher density development should be closer to the town and along
Longwick Road, and

•

Longwick Road should be seen as a key local route.

8.17 By December 2015, work had concluded that the relocation of the sewage
treatment works or the secondary school would not be viable. A Revised
Preferred Scenario plan brought together the many ideas gathered for the
town’s expansion, for discussion at a workshop with stakeholders, landowners,
developers and service providers. Among others, discussion points included
the need to protect the edges of the expansion from future changes of use; the
need to protect walking and cycling routes from flooding; protection of important
views out of Alscot; minimum widths for green infrastructure links and buffers to
wildlife sites; and the need to protect and sustain local businesses. Comments
on this plan then fed into the consultation draft Concept Plan shown in Figure 4.
Rationale for the Concept Plan
Access
8.18 The principal trafficked route through the expansion area runs from the Lower
Icknield Way to the south west across the expansion area towards the point on
Summerleys Road where it runs between the railway under-bridges for the
Birmingham and Aylesbury railway lines. This will allow traffic from the
development to distribute into the wider road network without forcing it to
traverse the town centre. It will be designed to a sufficient capacity and
standard to carry the traffic growth forecast, due to both background increases
and trips generated by the development. At the same time it will be designed to
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integrate with the surrounding development, with generous setbacks, verges
and landscaping with trees. As well as footways, it will also accommodate cycle
ways separated from the main carriageway. In addition to any formal crossing
points, the road will have a central median strip to facilitate crossing and serve
as a flexible space for right turn waiting or emergency vehicle priority.
Green spaces and Rights of Way
8.19 The Lower Icknield Green Buffer is retained south of the Lower Icknield Way as
open countryside or strategic open space with limited land uses, continuing
around Longwick Bog. This is to function as a separation between the
expansion area and the village of Longwick, so preventing the coalescence of
the two settlements. It is also to establish a clear green edge to the expansion
area. By Longwick Bog, it helps protect the hydrology of this designated wildlife
site.
8.20 Land to the north and northwest of Kingsmead is designated as strategic open
space which can be reached from Mill Lane and via existing rights of way.
Surface water flooding around Monks Risborough station precludes
development immediately on the north side, but it is suitable for open space
uses including some sports pitches. Long distance views of new development
on Mill Lane from the AONB and Whiteleaf Cross could be mitigated with
planting.
8.21 The Crowbrook stream corridor is retained for fluvial and surface water
management as an ecological and wildlife corridor, and with specific public
spaces adjoining it. It protects designated Local Wildlife Sites within it. It
preserves the green setting for Alscot Conservation Area. Where the stream
meets Mill Lane and the risk of surface water flooding increases, the
developable area is reduced to allow for more flood management measures.
The variety of green spaces and rights of way through the green corridor will
add to the town and the overall character of the expansion area.
8.22 Park Mill Green Lane creates a green corridor along the existing right of way
from the proposed new underpass at the railway line. The right of way here is a
key north-south link so needs to be distinctive. Defining a green corridor here
could combine green infrastructure with local open spaces such as tennis
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courts, MUGA and play areas. Surface water flooding around the Kingsey
Cuttle Brook needs to be managed locally within a green space.
8.23 Kingsmead Green Lane is a green corridor along the existing right of way from
the railway line north to the Lower Icknield Way. It forms a green link between
the areas around Alscot and the footpaths along the stream. It adds a clear
structure to the development areas and the route to the northern local centre
and school.
8.24 The odour buffer needed around the sewage treatment works will restrict land
uses within it. The land can be used for nature conservation and flood
management.
8.25 To the south, the Summerleys Road ponds are retained and enhanced within
an area for nature.
8.26 The Twin Track Railway Park is a linear green space along the Aylesbury
railway line from Summerleys Road to the parkland at Mill Lane. It creates the
opportunity to safeguard a 15 metre strip for the future double-tracking of the
railway line, and by adding a minimum further 10 metre corridor, it creates a
linear park route of a minimum width of 25m. It provides a clear east-west link
for pedestrians and cyclists parallel to the railway line, linking the two railway
stations and with the railway embankment, acts as a wildlife corridor. Variations
in width will ensure a variety of spaces along its length. New tree planting will
break up the line between the existing and the expanded town in long views.
Developable areas and land uses
8.27 Overall housing densities proposed are reflective of existing residential
densities, typically between 8-10 dwellings per hectare. Buildings are generally
2-3 storeys. New residential development will need to make best use of the
land, while including space for a strong landscape structure and a similar range
of storey heights. Land with the best access to the rest of the town is to be
developed at a higher density to make best use of its walkability.
8.28 Density figures of 25, 30, or 40 dwellings per hectare could mean that less land
would be needed for housing overall, than lower levels of housing density.
Using average density figures per area will allow for a range of development
types within them to suit the local context.
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8.29 Areas of higher density are located within walking distance of the town centre,
and between Longwick Road and the new highway. Lower density development
will lie in more peripheral locations, to enable the landscape character to
become more dominant and soften the edge with the open countryside, having
regard to views from the AONB in particular.
8.30 Each local centre is sited to support a walkable scale of development, and
located with the primary schools to avoid crossing a main road to use them.
They are located on key through routes to provide passing trade and greater
visibility. The southern local centre would be larger, to maximise links with the
rest of the town.
8.31 The expansion area falls naturally into two main development areas (north and
south of the Crowbrook stream corridor), so a primary school is located in each.
This will enable primary education demand to be met locally and encourage
safe and sustainable travel to school.
8.32 Some developable land is identified east of Mill Lane and adjacent to
Kingsmead. This is to help integrate Mill Lane and calm traffic so that it is
deterred from using the lane as a cut-through. It helps to integrate Kingsmead
with the main expansion area. Restricting this area for housing development
would leave it open to speculative planning applications.
Land for business uses
8.33 The strategic employment land is located on the expanded Princes Estate so
as to be clustered with existing businesses. This location offers better access to
the station. The local centres include small business space to foster new and
growing local businesses, in the form of flexible units.
Strategic and local open space
8.34 The Concept Plan includes strategic (large) open spaces to accommodate
sports pitches (including synthetic turf), multi-use games areas, larger
playgrounds, parkland and allotments. Sports pitches need to be located on
relatively flat and open ground, closer to housing areas. Strategic open space
can be used to create a clear green edge around the development off Mill Lane,
with a more informal and rural character in parkland and allotments.
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8.35 Open space forms part of the green infrastructure framework which protects the
ecologically sensitive areas around the Local Wildlife Sites, creates areas for
flood relief and management of surface water drainage.
8.36 Sports pitches are located on the Icknield Way Green Buffer, off Mill Lane north
and northwest of Kingsmead, and in Park Mill Green Lane.
8.37 Local open spaces are provided in smaller, more dispersed pockets and closer
to homes for easy walkability to local play areas. The stream corridor and rights
of way offer rich and natural settings for local open spaces to be located
nearby.

Expansion area development principles
Context
8.38 The expansion of Princes Risborough needs to be planned carefully to ensure
that it is developed as a successful place that is attractive, well integrated with
the existing town, and encourages safe and healthy communities where people
will want to live, work and visit.
8.39 Development plans have an important role to play in the creation of sustainable
communities through shaping places. Place shaping provides an opportunity to
encourage an integrated approach to development by focusing on and creating
better social, physical and economic environments. The development principles
policy will ensure a holistic approach which will bring together all the
component parts of a successful place.
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Settlement Boundary
Policy PRTP3 Settlement Boundary
The settlement boundary for Princes Risborough is defined on the Policies
Map.
1. The Council will require development at Princes Risborough to
respect the physical separation of the town from surrounding
villages.
2. Expansion of the town beyond the settlement boundary will not be
permitted and development will be restricted to uses appropriate to
a rural area in accordance with other policies in the development
plan.

Justification
8.40 Settlement boundaries help direct development towards towns and villages and
therefore help protect the countryside from inappropriate development. They
have clear social, economic and environmental advantages and can promote
sustainable development through ensuring that it is focussed towards certain
locations. A settlement boundary provides certainty to the public and the
development industry in knowing where development could occur in principle.
At Princes Risborough it will help to maintain separation between the town and
surrounding villages and provide a firm basis for protecting the countryside from
unnecessary encroachment.
8.41 This Plan identifies the expansion of Princes Risborough and the extent of that
expansion has involved considering a range of factors and options to ensure
that the most sustainable area has been identified. The need for housing has
been a key driver in determining the large extent of the development area, as
well as a range of local considerations. It is essential therefore that a firm
boundary to the town is now established and that further expansion of the town
is strictly controlled.
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8.42 The settlement boundary is a policy, not a master planning tool. The edge to
the new settlement, within the settlement boundary, needs to be varied and
irregular, reflecting the edge to the existing town.

Policy PRTP4 Expansion area development principles
The Council will ensure that the expansion area as set out in Policy PRTP1
and shown on the Policies Map will be planned as a high quality, vibrant and
locally distinctive expansion of the town that will complement and enhance
the existing town and respond sensitively to the environmental qualities of
the surrounding area.
To deliver this, the Council will require development proposals to
demonstrate clearly how they have addressed and incorporated the following
principles:
a. A strong local landscape character that responds to the landscape
character and setting of the Expansion Area, provides a landscaped
separation between the Expansion Area and Longwick, and incorporates
well designed and managed open spaces, tree-lined streets and other
landscaping and natural areas for recreation, sport and wildlife habitat
and to address the effects of climate change as part of an integrated
approach to green infrastructure;
b. An overall townscape that successfully integrates the expansion with
the existing town and responds to existing landscape features to reduce
impacts on important views, especially from the Chilterns AONB, by day
and night;
c. The protection, management and enhancement of heritage assets,
recognising the role that the historic environment plays in establishing
landscape character and providing a sense of place and identity;
d. The conservation and enhancement of Alscot Conservation Area;
e. A layout and design influenced by the various opportunities and
constraints on the site which creates safe, well-connected
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neighbourhoods, especially for walking and cycling, that have a
distinctive and harmonious relationship with town and country and
incorporate high-quality design of public realm and buildings that is
characterful, innovative, adaptable, sustainable and reflective of its
surroundings;
f. Integration with the existing town across the railway line through
creation of opportunities for shared community uses, direct road links
and sustainable transport modes including walking, cycling and public
transport;
g. Development which is designed to maximise opportunities for delivering
sustainable development including but not limited to water management
systems, communication technology and on-site renewables and
ecological enhancement;
h. Provision of a mix of housing including affordable housing and
opportunities for self-build / custom-build homes.

Justification
8.43 These principles will ensure that a joined-up approach is taken to the delivery of
high quality development and infrastructure in the expansion area that
contributes towards providing a powerful and appropriate sense of place, which
embodies a clear and harmonious relationship between the town and the
countryside, as opposed to piecemeal development proposals being prepared
in isolation. It will also ensure that the Council will have a central role in shaping
and influencing future development proposals. The principles are a response to
the issues highlighted in section 4 of this Plan.
8.44 The Council will expect relevant delivery partners and stakeholders, including
developers and landowners, to work in partnership with the Council and each
other to deliver a comprehensively planned expansion.
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Development requirements
Context
8.45 This policy sets out the requirements for the major expansion of Princes
Risborough.
8.46 The requirements of creating a sustainable, cohesive and well-planned
expansion of the town are necessarily long and detailed. Initial viability testing
shows, however, that the development of the land will generate sufficient funds
to provide these requirements while at the same time delivering a fair profit to
the developer and a fair price to the landowner.
Policy PRTP5 Development requirements
The Council will require development within the expansion area to provide:
HOUSING
1. Homes which meet the local and District’s housing needs as identified and
required by the Council including:
a. At least 40% of bedspaces to be affordable housing, including in
part through local delivery vehicles, such as a Community Land
Trust;
b. A mix of housing sizes, types and tenures to meet those needs;
TRANSPORT AND ROADS
2. A direct connecting road through the expansion area leaving the B4009
Lower Icknield Way north of its junction with Mill Lane, crossing Mill Lane
and Longwick Road, to join the link to Summerleys Road (see policy
PRTP6 below), in general accordance with the Concept Plan;
3. Improvements to road links and junctions beyond the expansion area as
identified and safeguarded in policy PRTP6, to deliver a complete
alternative route to the A4010;
4. A permeable grid layout with access points onto the existing and
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proposed highway network, with provision for safe walking and cycling;
5. Street lighting which protects dark skies and views from the AONB;
6. A high-quality, frequent bus service to link the expansion area to the
existing town and existing inter-urban bus services, incorporating the key
destinations of the town centre and the railway station(s) at Princes
Risborough and Monks Risborough and to Longwick;
7. A network of new or enhanced high quality walking and cycling routes:
a. internally within the expansion area, incorporating natural
surveillance from active frontages;
b. linking to external connections to the wider area, including the town
centre, railway stations and existing schools in Princes Risborough
and Longwick, as well as the green infrastructure and Public Rights
of Way networks beyond the town and into the wider countryside;
c. incorporating safe, grade-separated crossings of the Aylesbury
railway line:
i. A diversion of the Mount Way footpath (Public Right of Way)
into the south-western corner of Wades Park, with a stepped
footbridge;
ii. A diversion of the Church Path Public Right of Way, with a
good-quality underpass under the railway in the north-eastern
corner of Wades Park;
iii. A stepped footbridge over the railway line north of Monks
Risborough station, on Public Right of Way PR31;
d. Safe accommodation of good-quality footways and cycleways at the
existing highway under-bridges on Longwick Road and Mill Lane;
e. Improvements to the Rights of Way (RoW) network that better
connect existing RoW around Princes Risborough with main
walking and cycling routes in the existing and expanded town,
increasing the scope for recreational walking and cycling trips into
the surrounding countryside on routes that, as far as possible,
avoid public roads used by motorised traffic;
f. Comprehensive travel planning to promote sustainable modes and
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use the facilities set out above.
JOBS AND BUSINESS
8. For the relocation of current businesses within the expansion area to other
appropriate sites in the town;
9. Contributions towards the timely delivery of new business development
on the Princes Estate expansion area;
10. Start-up business premises within the local centres of the expansion area;
COMMUNITY
11. Sufficient new primary school places to meet the needs of the
development, including two new primary schools, one of two forms of
entry, one of one form of entry (with scope for future expansion), each
with associated early years and childcare facilities;
12. A contribution to secondary school provision, for both upper school and
grammar school places, as well as adult community learning, to meet the
needs arising from the development;
13. Two local centres incorporating a range of uses including small scale local
retail development, community space, education facilities and small
business start-up space (see above);
14. A contribution to increased parking capacity at local GPs surgeries, or
relocation of surgeries where required;
RECREATION, SPORTS AND LEISURE
15. Local and strategic open space in accordance with policies in the
development plan and further detailed needs assessment, incorporating
play and recreation facilities;
16. A contribution to indoor sports and leisure as identified by the Sports
Facilities Strategy and further detailed assessment;
GREEN INFRASTRUCTURE, FLOOD MANAGEMENT AND ECOLOGY
17. An integrated an ecosystem services approach to environmental
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management and flood mitigation;
18. Integrated flood risk management measures as an integral part of the
expansion area as a whole. The Council will require developers to jointly
undertake a comprehensive assessment of surface water and groundwater
flooding across the expansion area, which will identify drainage issues,
make allowance for extreme weather events caused by climate change and
inform a strategic Sustainable Drainage scheme;
19. For the management of surface water run-off through the use of
Sustainable Drainage Systems (SuDS) to maintain or reduce greenfield
rates of run-off, and for ongoing SuDS maintenance and management
agreements for the lifetime of the development;
20. Comprehensive strategic green infrastructure in accordance with the
Concept Plan with appropriate connections to the wider green
infrastructure network, incorporating:
a. A green corridor focused on the “Crowbrook Stream”, incorporating
the Local Wildlife Sites;
b. A green buffer between the expansion area and the Lower Icknield
Way (B4009), strategic open space south of the Lower Icknield Way,
and a green corridor between Longwick Road and Mill Lane;
c. A green lane running north-south from Wades Park through Park
Mill Farm up to Longwick Road;
d. A green corridor along the existing right of way from the railway line
at Westmead north to the Lower Icknield Way;
e. A green corridor of a minimum of 10 metres wide along the
Aylesbury railway line from Summerleys Road to Mill Lane parkland,
parallel to the 15 metres reserved for future rail infrastructure (see
Policy PRTP6), giving a total of 25 metres reserved;
f. Land for nature around the sewage treatment works and around the
Summerleys Road ponds;
g. Flood management features;
h. Ecological enhancement to deliver a net gain in biodiversity;
i. Comprehensive strategic tree planting;
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j. Green roofs, walls and other features where appropriate;
k. Any additional green infrastructure links and connections identified;
UTILITIES
21. Enhanced and comprehensive sewerage infrastructure;
22. An up-to-date assessment of the odour footprint at the sewage treatment
works associated with the proposed growth in collaboration with Thames
Water and appropriate measures to minimise any potential odour issues;
23. For appropriate communication infrastructure, in particular high speed
broadband;
24. On-site renewable energy and / or district heating systems;
TOWN CENTRE
25. A contribution to the enhancement of the town centre public realm, to
sustain and improve the town centre (set out in policy PRTP9);
26. A contribution to a programme of highway changes through the town;
27. A contribution to increased parking provision in the town centre.

Justification
HOUSING
8.47 One of the key purposes of the PRTP is to provide a delivery framework for
new housing to serve the needs of the town and of the wider District. Expansion
of Princes Risborough is appropriate because it is a sustainable settlement in
the District which is unconstrained by the Green Belt and the Chilterns AONB.
The town provides access to retail, community facilities and some employment,
and is in an accessible location in terms of the road network and public
transport provision by both bus and rail. The Plan seeks to deliver around 2000
- 2500 homes within the expansion area by 2033.
8.48 Affordable housing will be required at a rate of 40% of bedspaces. This is
consistent with Core Strategy policy CS13 and also viable.
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8.49 The range of housing provided, in terms of type, size and tenure should reflect
the needs of the District in general and of the town in particular. The
demographic profile of the town shows a higher proportion of people over 65
and accommodation for the elderly could include an appropriate offer such as
Lifetime Homes. There is also an aspiration to help local young people remain
in the town so provision for younger people and families is also important.
Innovative forms of delivery such as self- and custom-build will be supported,
and the establishment of community land trusts to allow some local discretion
over the allocation of homes will be welcomed.
TRANSPORT
Roads
8.50 The A4010 runs through the town, carrying both local traffic and a significant
proportion of through traffic – up to 40% at peak times. Parts of the network
were close to capacity in 2013 and traffic forecasts show that several significant
links and junctions will be over capacity during the plan period, even without
major growth in the town. Major development in the town will exacerbate this
issue and will have a severe impact. The traffic through the town has a divisive
effect on the town centre and creates a hostile environment for’ pedestrians
and cyclists. Located north of the railway line, traffic from the expansion area
will need to distribute into the network in a way that does not overload existing
junctions. Direct access is needed from the development area to the railway
stations in order to facilitate travel by sustainable means. These factors lead to
a requirement for new road infrastructure:
•

to relieve the existing road through the town, as an alternative to the
A4010;

•

to provide direct access to the main railway station; and

•

to allow effective distribution of traffic from the development area into the
main road network.

8.51 The Princes Risborough Transport Study Stage 1 Option Assessment Report
(Jacobs 2016) assesses the options in more detail. See policy PRTP6.
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Public transport
8.52 Princes Risborough is well served by the railway network, being placed at the
junction of the Birmingham and Aylesbury lines. There are two railway stations,
the main one on the southwest edge of the town, and a smaller halt at Monks
Risborough. A direct road link from the development to the main station is
required, while walking and cycling links to the stations should be direct, safe
and attractive.
8.53 The 300 interurban bus service through the town is frequent and high quality,
linking the town with the main local centres of High Wycombe and Aylesbury.
Diversifying its route to take in the expansion area is likely to risk its viability. A
bus servicing the expansion area will be crucial in establishing sustainable
travel habits from first occupation. The new bus service should link the
expansion area with key destinations (the town centre and railway stations),
connecting with existing inter-urban bus services and run with a reasonable
frequency (ideally every fifteen minutes) throughout the day. It has a
reasonable prospect of long-term commercial viability provided passenger trips
can be established early and sustained. The route should be extended to
Longwick village to assist in providing more sustainable public transport
provision for the growth of the village, as set out in the submitted Longwick
Neighbourhood Plan. Sites allocated in the submitted Longwick
Neighbourhood Plan are also required to contribute towards improved public
transport provision.
8.54 The Risborough community bus is run by volunteers and provides a number of
routes and services to the town and its hinterland outside peak hours. The
potential for this bus service to extend into peak hours or into the expansion
area will necessarily be limited by the voluntary nature of the service.
Cycling and walking networks
8.55 Creating conditions to establish habits of sustainable travel from the outset are
extremely important. The urban form of the expansion area will be compact and
so ideally suited to walking and cycling. Space for safe walking and cycling will
be integrated into the design of highways and connecting streets. The Longwick
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Road will change in character as the context changes from open countryside to
the new built form, with active frontages and appropriate speed limits which will
encourage use by pedestrians and cyclists. A similar approach will be needed
for Mill Lane, whilst ensuring it retains a rural character.
8.56 The walking and cycling network should also build on the existing Public Rights
of Way, integrating with a green infrastructure strategy to create a network
within the expansion area and also direct, safe and attractive connections
between the expanded town and the existing town, taking in key destinations of
the railway stations, the town centre and local schools.
8.57 Safe (grade-separated) and direct crossings of the railway line will be vital in
integrating the expansion area with the existing town across the railway line,
especially those connecting to the town centre via Wades Park. An underpass
under the railway line will be required in the north east corner of Wades Park,
linking the park to the expansion area. To reinforce the connection, the
underpass must be broad and high with an attractive approach consistent with
the park setting. It will be located on the Church Path Right of Way which is realigned to the west to create a direct link with the north-south path on the north
of the railway line (Footpath PR41). All crossings should make passive
provision for any future double-tracking of the railway line. Improvement of
footways/cycleways alongside the highway under the Longwick Road and Mill
Lane under-bridges will facilitate access across the railway line. These could be
achieved by reallocating carriageway space to these purposes rather than
expanding the under-bridge capacity. At Mill Lane this will be consistent with
deterring its use as a through-route for vehicles. Stepped footbridges provide
for able-bodied users while the underpass and under-bridge provision will
accommodate those of limited mobility.
8.58 Improved connections into the Rights of Way (RoW) network will facilitate
access to the countryside and to promoted routes. Connections that could be
improved include:
a) New RoW and improvements to existing RoW to create a network that is
attractive for circular recreational walking and cycling;
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b) Phoenix Trail (including considering the scope to upgrade the footpath
adjacent the eastern end of the former railway line to a bridleway)
c) The Chilterns AONB
d) The Ridgeway long distance trail
e) The Midshires Way
8.59 An important connection will be from the northern end of the Crowbrook stream
corridor into the wider countryside. An improved connection under the
Birmingham railway line should be explored, either through an existing farm
accommodation (not a public right of way) near Longwick Bog, or by improving
safety for non-motorised users at the railway bridge over the B4009 at
Longwick.

Promotion of sustainable travel
8.60 Creating good opportunities for walking, cycling and public transport will need
to be supported by the promotion of these modes for health and quality of life,
through a sustained programme of travel planning and promotion measures.
JOBS AND BUSINESS
8.61 Ensuring housing growth is accompanied by growth in jobs and new economic
development is very important in ensuring that the expansion of the town is
genuinely sustainable. Some businesses have been lost from the town in
recent years and it is important that remaining businesses are retained as well
as opportunities to provide for more businesses created. There are existing
businesses located within the expansion area and it is important that they are
retained in the town. However, in terms of the comprehensive planning of the
expansion area and its necessary infrastructure, it may be necessary to
relocate these businesses elsewhere in the town. Development in the
expansion area will need to secure any such re-locations to ensure such
businesses are retained and adequately provided for.
8.62 Evidence suggests that there is some potential for new economic development
in the town but the scope is limited for primarily strategic locational reasons and
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viability considerations. Policy PRTP7 identifies land at Princes Estate for
additional employment provision and the development of the expansion area
may need to contribute to ensuring that this land is brought forward in a timely
way to ensure housing growth is supported by employment growth.
8.63 Small business start-ups are a key feature of the Buckinghamshire economy
and the growth of the town means that we should plan for more opportunities
for this. Land should be provided within the local centres and within the
expanded Princes Estate for small business start-up premises to help meet this
need and to ensure that the expansion area incorporates a wider mix of uses,
thereby assisting with the greater integration of the expansion area with the
remainder of the town and reducing the need to travel for day-to-day needs.
Tourism
8.64 The town is ideally located for access to the Chilterns AONB for recreation and
enjoyment. A number of promoted walking and cycling routes give easy access
to the countryside, including the Phoenix Trail and the Ridgeway National Trail.
Frequent rail services to Marylebone link the town to London making it an
attractive proposition for weekend escapes. Planned improvements to the main
station area (see Section10.0 Main Railway Station Area) should reinforce the
town as a gateway to the Chilterns and encourage the development of hotel
facilities and other supporting tourist infrastructure.
COMMUNITY
Education
8.65 The new development will generate the need for at least three new forms of
entry for primary schools. While there is a case for one primary school of three
forms of entry, both in terms of efficiency and in operation, splitting the
requirement across two new schools allows for some flexibility in delivery and
also supports the creation of a local centre within each of the two main areas of
development which lie to the north and south of the Crowbrook stream corridor.
These schools will also need to incorporate nursery and early years provision.
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8.66 There will also be a requirement for two new forms of entry to secondary
school. Princes Risborough School (a non-grammar academy) will either need
to expand by two forms of entry, or by one form of entry while at the same time
shifting one form of pupil intake back to High Wycombe schools. As
Buckinghamshire operates a selective system of secondary education,
contributions will also be required for grammar school places.
Local Centres
8.67 These are to be well connected and integrated into the design and layout of the
development.
Community facilities
8.68 A limited amount of community meeting space will be needed in the expansion
area while the majority of the provision will be directed to enhancing and
consolidating existing space in the town.
Health and well being
8.69 The two existing GP surgeries in the town have indicated that their current
premises can accommodate any extra GPs required by the development. At the
Wellington surgery there will be a need for increased parking capacity as the
number of patients served rises. It is not clear that this increased need for
parking spaces is compatible with the long-term plan for the Wades Park area.
This could stimulate the need for relocation into new premises within the
expansion area.
8.70 The overall health and well-being of the community will be enhanced by the
provision of a high-quality development with accessible green space / green
infrastructure, appropriate sports provision and a built environment that
positively supports walking and cycling.
Cultural heritage and archaeology
8.71 The expansion area encompasses the Alscot Conservation Area (CA). The
development will need to respect the setting of the CA and preserve important
views in and out of the CA as part of a positive strategy for the conservation
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and enjoyment of, and a clear strategy for enhancing, the historic environment.
Historic landscape features and hedgerows should be incorporated and
protected within the development.
8.72 The expansion area does not lie within an Archaeological Notification Area.
Works to date have revealed the presence of Iron Age settlement in the southwestern corner. A geophysical survey and trial trench evaluation will be needed
across the expansion area where not already conducted, and possible further
archaeological excavation works informed by the results of these evaluations.
Development proposals in the expansion area must undertake a
comprehensive and detailed archaeological assessment prior to any
development.
RECREATION, SPORTS AND LEISURE
Strategic and Local Open Space
8.73 Local Open Space includes local play areas and informal amenity space.
Strategic Open Space, as well as including sports pitches and games areas of
various kinds, also includes larger play areas, parkland and semi-natural green
space and allotments.
Indoor sport and leisure requirements
8.74 Indoor sports and leisure provision will be provided through existing / enhanced
facilities within the town including through the future extension of the
Risborough Springs Swim and Fitness Centre 14.
GREEN INFRASTRUCTURE, FLOOD MANAGEMENT AND ECOLOGY
Surface water drainage and flood management
8.75 Parts of the expansion area are vulnerable to surface water flooding. There is
also a risk of ground water flooding as the water table is close to the ground
surface here and due to the geology the area is prone to springs. This creates
14

The Sports Facility Strategy identifies the potential for a larger health and fitness area at this facility,
to be delivered through capital funding.
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the potential for large areas of standing water in periods of high rainfall as was
the case during the winter of 2013-14. Extreme weather events are more likely
in the future as a result of climate change. The Council will require developers
to jointly undertake a comprehensive assessment of surface water and
groundwater flooding across the expansion area which will identify drainage
issues, inform a strategic Sustainable Drainage scheme and make allowance
for extreme weather events caused by climate change.
8.76 Strategic development here creates the opportunity to reduce the risk of
flooding and divert surface water flooding through appropriate design and the
introduction of effective sustainable drainage systems (SuDS). The green
corridor along the Crowbrook stream introduces the potential to integrate flood
management measures with green infrastructure provision and ecological
enhancement Further work by development interests will be required to
understand the risk from surface and ground water flooding, and identify
appropriate mitigation measures. In addition, individual applications will require
flood risk assessments looking at all risks of flooding, in accordance with policy
DM 17 of the Delivery and Site Allocations Plan (2013). This will inform the
ultimate capacity of the development area.
Green Infrastructure (including landscape and ecology)
8.77 A network of green corridors shapes the expansion area. These corridors
provide off-road walking and cycling routes, as well as connecting biodiversity
habitats. The corridor running from Wades Park to Longwick Road is to
accommodate local green space and is therefore described as a lane rather
than a corridor.
8.78 A key element of the green infrastructure provision of the expansion area
should be the protection and enhancement of a continuous green corridor
along the “Crowbrook Stream”. The presence of two designated biodiversity
sites, Longwick Bog and Kingsmead Meadow, the connecting stream and its
associated habitats, and its distinctiveness in landscape and visual terms,
make this a very important corridor. Ensuring this corridor links to the wider
green infrastructure network and the wider countryside is equally important.
The biodiversity sites contain rare damp and wet habitats which should be
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conserved and enhanced. At least one field depth should be retained open for
the green corridor. In addition SuDS are required in all areas that influence the
hydrology of the streams and the designated sites. Hydrological survey
information is needed to inform requirements. A green infrastructure link and
SuDS are also required along the stream in the Park Mill Farm area. As well as
green corridors across the area, green ‘fingers’ from the countryside into the
town will be required. Historic hedgerows and field boundaries will also inform
the links and connections. A green infrastructure strategy will be developed to
inform links and/or additional connections to be incorporated into the overall
master plan.
8.79 Pockets of tree planting within the development blocks will complement the
character of the existing town. One of the key characteristics of the town is that
the built-form is embedded and broken up by mature trees and open spaces.
Trees also reduce flood risk, mitigate climate change, improve human health
and wellbeing and provide a range of other ecosystem services. There is a
need for an integrated approach to planting within the scheme which is not
limited to streets and open spaces, but also allows sufficient room for planting
(especially tree planting) within residential schemes.
8.80 Green links should be of varying width to allow for tree planting, small openings
etc. and maximise the potential of roads, footpaths and hedgerows in delivering
these. For an effective green infrastructure network there is a need for a green
corridor alongside the railway line (see PRTP6) that allows for footpath/cycle
connections and appropriate planting. This route will also act as a buffer to help
to mitigate potential increased noise and vibration from the expected increased
frequency and speed of train services associated with East West Rail Phase 2,
which will upgrade the Princes Risborough to Aylesbury railway line.
8.81 Development proposals within the expansion area must be accompanied by a
comprehensive and detailed ecological survey (to include assessment of
historic hedgerows), biodiversity impact assessment and Landscape and Visual
Impact assessment.
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UTILITIES
Waste Water treatment
8.82 Thames Water has indicated that the expansion of the town will require an
increase of capacity at the sewage treatment works, which lies within the
expansion area. They have confirmed that this extra capacity can be achieved
within the current curtilage of the existing site.
8.83 The current operation of the sewage treatment works requires an odour buffer
within which land use is restricted to uses compatible with short-term exposure
to odour, such as open space, recreation and wildlife areas. The increased
pressure on the sewage treatment works may result in a larger odour buffer. To
address this area of uncertainty and confirm the extent of the developable area,
further assessment will be required in relation to all the additional development
in the expansion area. Enhancement of the treatment works to minimise odour
may increase the land area available for development and the range of
appropriate uses, making more efficient use of land.
8.84 Outflows from the works discharge into the Kingsey Cuttle Brook. Water quality
levels required by the Environment Agency must be maintained here.
Utilities and Energy provision
8.85 Gas and electricity supply companies have confirmed that the development is
within the current supply distribution capacity. High-speed broadband is a
requirement for modern living and facilitating working from home. The approach
to installation should require minimal disruption and need for reconstruction and
allow for future growth in service infrastructure. Development proposals in the
expansion area should provide for on-site renewables and district heating
systems.
TOWN CENTRE
8.86 It is important that development at Princes Risborough supports the existing
town centre rather than competing with it. The development of the town will
require an extra 3000 sqm of convenience retail space and some 500 sqm of
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comparison space by 2031 15, some of which will be needed in the new local
centres and at the railway station, but most should also be provided in the town
centre (see town centre policies PRTP10 and PRTP11).
8.87 The provision of additional highway capacity through new road infrastructure
creates the opportunity to redesign the town centre to be a more attractive and
people-friendly place. To this end, the expansion area should contribute to the
enhancement of the town centre through the implementation of a sharedsurface type scheme and appropriate public realm enhancements on the town
centre roads of the High Street, New Road and Bell Street, and associated
junctions. Additional highway measures on the existing road through the town
will be required to deter through-traffic (see Figure 7, p. 80).
8.88 While the expansion area will be well connected to the town for pedestrians and
cyclists, there will be an increased number of shoppers from the new
development needing to park in the town centre. Development should therefore
contribute to increasing the number of parking spaces in the town. Forecasts
for parking spaces indicate that between 100 and 200 new spaces will need to
be provided in the town over the plan period 16.

Safeguarding of transport infrastructure
Road context
8.89 Major development at Princes Risborough is dependent on the provision of new
highway capacity and therefore a complete alternative route to the existing
A4010 must be funded and secured through development.
8.90 The new highway capacity must cope with future traffic demand not only from
the development but also from wider trends in traffic growth associated with
changing transport behaviour and growth elsewhere in Buckinghamshire. Key
elements of new highway capacity lie within the Plan area but outside the
expansion area and will need to be put in place to secure a complete
alternative route to the A4010 away from the town centre which is of a sufficient
15
16

Wycombe Town Centres and Retail Study 2014 update (nlp 2014)
Princes Risborough Parking Review (Jacobs, 2016)
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standard and capacity to accommodate forecast traffic flows and all classes of
vehicle safely and efficiently.
8.91 An Options Assessment Report (Jacobs 2016) has been prepared which tests
a number of options for this additional highway capacity. Objectives setting out
how the new road should perform were agreed between Wycombe District
Council, the County Council, the Steering Group and the BTVLEP. A long list of
options was developed across the participating stakeholders and through public
consultation. This long list was evaluated against the objectives to produce a
short list. Figure 5 shows the shortlisted indicative route options which were
tested through the Buckinghamshire County transport model. Based on their
performance in the model, a final shortlist of options 11b, 12, 15b and 17 were
further subject to business case assessment to determine their overall
economic benefit.
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Figure 5 Road Options Modelled

17

17

This figure is available on the website at a higher resolution as a separate document.
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Table 1 sets out a summary of the four shortlisted routes, 11b, 12, 15b and 17.

Number of
railway
crossings

Different railway
lines to cross

% of
development
traffic using
road

40 mph throughdevelopment route

£53M

2

Aylesbury

60%

15b

Route as 11b but 30 mph

£53M

2

Aylesbury

60%

12

Wider bypass route to west
of Horsenden

£70M

4

Aylesbury

13%

Description

11b

Option number

Indicative cost

Table 1 Shortlisted routes economic and risk factors

Birmingham
Chinnor

17

Intermediate route passing
to east of Horsenden

£78M

4

Aylesbury

45%

Birmingham
Chinnor

Table 2 shows an indicative assessment of the strategic impacts of each option:

Economic
potential

Environmental
impact

Performance

Deliverability

Affordability

Option number

Table 2 Strategic impacts of road options

11b
15b
12
17

8.92 Options 11b and 17 perform best in delivering traffic benefits. Option 17 also
has a clear economic benefit in providing alternative access to the expanded
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Princes Estate (Policy PRTP7) onto the main road network so potentially
improving the estate’s chances of attracting inward investment and retaining
existing businesses.
8.93 Route options which fall outside the main expansion area (12 and 17) have
greater cumulative environmental impacts because of the greater land take
required and increased impact on landscape and heritage assets.
8.94 All options are high cost, relative to the scale of the expansion. A significant
proportion of costs is associated with the improvement of the railway crossings
(over-bridges / under-bridges) since these are expensive civil engineering
works and attract a 66% optimism bias, so the options with more railway
crossings are much more expensive and carry greater risks (12 and 17).
However, the transport work has demonstrated that major development at
Princes Risborough is dependent on new road infrastructure being provided.
Initial viability assessment shows that the costs of road infrastructure can be
borne by the development.
8.95 All options show some risks in deliverability, the chief risk being in securing the
possession of railway lines and permission from Network Rail / Chinnor and
Princes Risborough Railway to upgrade relevant bridges or install new ones.
However, planned works for the East-West Rail project on the Aylesbury line
present a significant opportunity to align the programme for under-bridge works
on Grove Lane and Summerleys Road with this, which reduces the risks for
options 11b and 15b.
8.96 Work continues to justify the proportion of cost that can be attributed to the
development. It is likely that funds will need to be sought from other sources,
e.g. the Buckinghamshire Thames Valley Local Enterprise Partnership, to make
up any difference that may emerge. At this point the final shortlisted options for
the road are 11b and 17.
8.97 The Concept Plan for the expansion shows a connecting road through the
development which will be required in any case. Further additional
improvements will be needed to deliver the whole alternative route for 11b. The
Concept Plan does not prevent the implementation of option 17, which is likely
to require much greater funds from alternative sources. At this point there are
significantly greater risks associated with the delivery of Option 17.
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Rail Context
8.98 Network Rail expects to implement the core scheme of East West Rail phase 2,
principally in the period up to 2019, with some being completed in the period
2020-24. It will bring additional passenger services to the town between Milton
Keynes and Marylebone. Whilst double-tracking the line is outside of the scope
of the current rail project, the opportunity to double-track the line in the future
should be preserved.
Policy PRTP6 Provision and Safeguarding of transport infrastructure
1. Land safeguarded for new or improved transport infrastructure is shown
on the Policies Map and details set out in 2 and 3 below. Development that
prejudices the provision of new or improved transport infrastructure will
not be permitted.
2. The Council will require development within the expansion area to provide
road infrastructure outside the expansion area, composed of the following
elements:
a. Improved / reconstructed junctions in the north at Grove Lane with
the A4010, and in the south at Shootacre Lane with the A4010;
b. Other appropriate junctions where the new road intersects with the
existing highway network;
c. A number of new or improved road links, capable of accommodating
all classes of road traffic and with sufficient capacity for predicted
traffic flows, and designed appropriately on different lengths to
reflect the changing context of the road (e.g. rural, urban):
i. A new link to connect the expansion area road to Summerleys
Road between the under-bridges of the Birmingham and
Aylesbury railway lines;
ii. A new link connecting Summerleys Road to Picts Lane, via
the former Hypnos and Whiteleaf sites;
iii. Improved and standardised highway alignments for the
relevant existing sections of Grove Lane, the B4009 Lower
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Icknield Way, Summerleys Road, Picts Lane and Shootacre
Lane, to:
1. Be soundly constructed with foundations and a
specification for the pavement of the carriageway that
meet recognised standards
2. Provide positive sustainable drainage
d. Enhanced capacity of the railway under-bridges of the Aylesbury
railway line at Grove Lane and Summerleys Road to safely
accommodate all classes of traffic.
e. Measures to deter excess through-traffic routing through Askett.
3. The Council will require the provision of the road infrastructure to be
delivered in a timely manner having regard to the phasing of development
and the capacity of the existing road network.
4. The Council will require development within the expansion area to protect
land to the north of the Aylesbury railway line and 15 metres parallel to the
track from the boundary fence for future double-tracking of the line, as
shown on the Policies Map.

Justification
Road
8.99 New road infrastructure is required to alleviate congestion on the existing road
network and the A4010 through the town. A complete highway route to increase
highway capacity, serve the development and relieve traffic conditions in the
town centre will be needed. There is no specific standard for an ‘A’ class road,
but the road will need to be built to a standard to accommodate all classes of
traffic safely and efficiently, and with sufficient capacity for forecast traffic flows.
The design will need to respond to the changing context of the road, from rural
to urban and back to rural.
8.100 It is essential that any development in the meantime does not prejudice the
ability to deliver these necessary transport improvements otherwise the delivery
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of key infrastructure to support the expansion of the town could be jeopardised.
As a result land is safeguarded from development through the policy.

71

Figure 6. Indicative plan showing required highway changes

18
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This figure is available on the website at a higher resolution as a separate document.
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8.101 The alternative route for the town will require the following works and
improvements:
•

Junction of Grove Lane with the A4010: presently over capacity. This
junction will need to be improved and brought up to standard, together with
the awkwardly placed and below-standard railway under-bridge over Grove
Lane. The junction will need to be designed to lead through-traffic away from
the town centre.

•

Junction of Shootacre Lane with the A4010: will need to be redesigned to
accommodate increased traffic volumes and lead through-traffic away from
the town centre.

•

The railway under-bridges over Grove Lane and Summerleys Road are
below-standard both in terms of width and height (3.89m and 4.1m
headroom respectively). Grove Lane is barely passable by two-way traffic
and Summerleys Road has a signal-controlled shuttle operation. However,
they are situated on what is presented as the most appropriate and
reasonable alternative route. The under-bridges will need to be improved to
increase the highway capacity (horizontally), and headroom capacity for
large vehicles (vertically).

•

Other railway crossings needed depending on final preferred route

•

A new road link passing through the development from the B4009 Lower
Icknield Way to Summerleys Road.

•

A new road link through the former Hypnos and Whiteleaf development sites.

•

New junctions will need to be created where the new road links join in to the
existing highway network.

•

Some lengths of existing roads (Grove Lane, B4009 Lower Icknield Way,
Summerleys Road, Picts Lane and Shootacre Lane) along this route will
need improvement to carry the forecast volume of traffic:
o Some lengths will need widening to a standard capacity width;
o Lengths will need to be soundly constructed, if not already;
o Positive sustainable drainage will need to be introduced on most lengths.
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8.102 The requirements of this work will be informed by more detailed assessment
including such condition surveys, pavement core samples and drainage review.
Rail
8.103 An indicative Train Service Specification for 2043 developed to support
Network Rail’s route study shows a requirement for up to three trains per hour
along the line, in place of the current one train per hour. This level of service
would require the line to be double-tracked. Increasing the train paths to two
an hour (as in the incremental scheme) could be a requirement sooner than
this, within the plan period. Electrification of the line is also a strategic
aspiration of Network Rail and would likely take place on the line as part of the
wider electrification of the Chiltern route.
8.104 To meet these strategic objectives, subject to funding and industry agreement,
doubling and electrification of the line will take place in a future Network Rail
Control Period. To allow this, up to 15m of land parallel to the track from the
boundary fence will be necessary for the double track to be constructed and
accommodated.
8.105 The Council strongly supports the mid- to long-term aspiration of Network Rail
to double-track the Princes Risborough to Aylesbury line. Therefore 15 metres
of land parallel to, and on the north-west side of, the track should be
safeguarded from development. In addition, further land will need to be
safeguarded to allow for the building of new platforms on the north of the line
once the line is double-tracked.
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Expansion of the Princes Estate
Context
8.106 Princes Estate is a long standing 10 hectare employment area located off
Summerleys Road which has seen a number of new developments over the
past 10 years including a new factory for renowned furniture manufacturers
Ercol and a mixed office and light industrial development. There is an area of
undeveloped land within the estate that is in the process of being developed.
8.107 The economic strategy for Princes Risborough aims to retain and grow existing
businesses and provide start-up opportunities for local enterprise. Businesses
that need to relocate from the expansion area may be accommodated here,
similarly any business that needs to relocate to facilitate the delivery of the
alternative route.
Policy PRTP7 Princes Estate and expansion
The Council will ensure the provision of employment land for new or
relocating businesses at Princes Risborough.
1. The Council will permit development for employment generating uses
in use classes B1, B2 and B8 in the expanded business park as
identified on the Policies Map.
2. The existing Princes Estate, as identified on the Policies Map, is
protected for B1/ B2/ B8 and sui generis uses akin to B uses.
The Council will require new development in the expanded business park to:
3. Develop the whole site, or if for a part of the site demonstrate a
proposal would not compromise delivery of the remaining area;
4. Create a layout and design that has particular regard to its visual
impact from the Area of Outstanding Natural Beauty escarpment, open
character of the area and the setting of Horsenden Conservation Area;
5. Provide access and parking arrangements in accordance with current
parking standards.
75

Justification
8.108 The Wycombe Commercial Sites Assessment (2016) identifies that Princes
Risborough does not perform strongly on key commercial drivers for national
and regional growth trends. However, it does identify that the expansion of the
town offers potential to serve local demands especially for smaller companies
seeking new quality premises and who are not dependant on motorway
accessibility. The assessment identifies the Princes Estate as the best
performing site within the town and as such has the most potential for growth;
therefore the Council allocates land here for business uses.
8.109 The major business on the Longwick Road employment site is outgrowing its
premises and relies on land outside its control for storage and access. The
employer would prefer to remain in Princes Risborough and is looking to
relocate. A business allocation to expand the Princes Estate could provide
space for new businesses and existing businesses seeking to relocate from
Longwick Road, so freeing up space for residential development.
8.110 The allocation could also include small scale industrial units for small local
businesses seeking to establish themselves.
8.111 Any employment uses here will require a landscape and visual impact
assessment to assess the impact from important views such as Whiteleaf
Cross.
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Policy PRTP8 Gypsies, Travellers and Travelling Showpeople
The Council will permit development for Gypsy, Traveller and Travelling
Showpeople accommodation outside the expansion area for the relocation
of the existing sites within the expansion area, where the proposed Gypsy,
Traveller or Travelling Showpeople site meets with national and local
policies regarding such provision and where the existing sites are brought
forward in line with the policies in this plan.

Justification
8.112 Providing suitable sites for Gypsy and Traveller accommodation is an important
part of the plan-making process. The relocation of the existing Gypsy, Traveller
and Travelling Showpeople sites would facilitate fulfilling the ambition of the
green infrastructure networks of the expansion area.
8.113 By including this policy the Council is clarifying that there is no requirement for
the sites to remain within the expansion area. It is also signalling to those with
an interest that, should they wish to do so, there is the potential for relocation,
subject to the availability of suitable alternative sites.
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9.0 Town improvement opportunities

Town centre traffic management and public realm
improvements
9.1 The major expansion of the town creates an opportunity to expand and improve
the town centre offer. New retail space will be needed and the emphasis is that
this should predominantly be provided in the town centre. Expansion of the
town should not detract from, or compete with, the town centre offer but rather
support its vitality and amenity.
9.2 With the exception of the Mount public car park, on-street and off-street parking
is regularly used to capacity today, including the Tesco car park which offers
two hours’ free parking.
Policy PRTP9 Town centre traffic and public realm enhancements
The expansion of the town should not compete with the town centre but
rather enhance and support it. Through-traffic should be discouraged from
using the road through the town but be directed to alternatives, including the
new road route.
1. An innovative, shared surface type design will be applied to town centre
roads and junctions, together with enhanced landscaping and tree
planting, to enhance the public realm, civilise traffic and increase the
attractiveness of the town centre.
2. Through traffic will be deterred from the town by introducing a number of
measures such as reduced speed and weight limits, mini-roundabout
junctions and the public realm scheme in (1) above.
3. The Council will require development in the expansion area at Princes
Risborough to make a financial contribution to the town centre public
realm improvements and to the proposals beyond the town centre on the
A4010 for deterring through traffic.
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Justification
9.3 The town centre is well-used but suffers from the divisive effect of the main
A4010 road which runs through the town centre. This is heavily trafficked,
especially at peak times. The environment is hostile to pedestrians and cyclists,
who come into conflict with traffic and parked cars.
9.4 The provision of alternative highway capacity creates the opportunity for better
quality public places in the town centre, making it less traffic-dominated, safer
and more people-friendly. Alternative approaches to highway design in town
centres could include shared surfaces, innovative junction designs (e.g.
converting standard roundabouts to roundels or squares), alternative materials
such as coloured asphalt or local stone, and increasing the space given over to
trees and landscaping. Within the town centre Conservation Area, these
approaches should be in accordance with the guidance outlined in the
Conservation Area Character Survey. Space released from standard
carriageway capacities also introduces the potential for more on-street parking
spaces which will help to re-capture ‘passing trade’. Figure 9 shows the extent
of the town centre public realm improvement zone, while figure 8 indicates
where improvements might be prioritised around junctions and areas of high
pedestrian activity.
9.5 Additional measures to deter through-traffic have been developed through
discussion with the stakeholder group. These are shown in Figure 7.

79

Figure 7 Indicative town wide measures
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This figure is available on the website at a higher resolution as a separate document.
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Figure 8 Indicative public realm improvements

20

20

This figure is available on the website at a higher resolution as a separate document.
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Figure 9 Town centre public realm improvement zone
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Town centre allocations
9.6 The expansion of the town creates a need for more retail space. Though some
retail space will be needed in the local centres of the expansion area, retail
provision should be focused in the town centre to sustain its vitality and
contribute to the integration of the new development with the existing town.
9.7 Establishing direct connections between the High Street and New Road (Back
Lane) could improve New Road’s potential as a shopping street. It creates the
opportunity to space out bus stops and relieve congestion on the High Street.

21

This figure is available on the website at a higher resolution as a separate document.
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Figure 10 Concept Plan of town centre sites and parking provision

22

9.8 The development of the town will require an extra 3000 sqm of convenience
retail space and some 500 sqm of comparison space by 2031, some of which
will be needed in the new local centres and at the railway station, but most
should also be provided in the town centre. Site assembly will be required in the
town centre to create parcels sufficient for 1000-2000 sqm and 500+ sqm floor
space together with additional car parking.
22

This figure is available on the website at a higher resolution as a separate document.
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9.9 New Road and Horns Lane are the most accessible and visible places for new
retail development. The Horns Lane site could be redeveloped to include
residential development on the upper floors.
Policy PRTP10 Town centre site: Land fronting New Road
1. This site as shown on the Policies Map is allocated for a small-scale
mixed use development suitable for predominantly main town centre
uses, and limited residential development on the upper floors.
2. The Council will require new development to:
a) Take into consideration the likely incremental approach to redevelopment of this site, development schemes should not prejudice
potential further incremental development of the site.
b) Front New Road or front any new formalised pedestrian links with
active frontages on the ground floor.
c) The design of the development must have regard to New Road.
d) Provide additional tree planting along New Road to improve the
streetscape.
e) Provide improved boundary treatments in accordance with guidance
outlined in the Princes Risborough Conservation Area Character
Survey.
f) Provide environmental improvements to retained parking areas.
g) Enable improved and/or more frequent pedestrian crossing points
along New Road.
h) Provide new and/or improved pedestrian links from New Road to
High Street and Duke Street.
i) Rationalise the number of vehicular access points into the site.

9.10 This site is located in a prominent position in the heart of this vibrant market
town. It consists of land to the rear of properties fronting the High Street. There
are a small number of commercial units on this site fronting New Road (A4010);
this is the main route connecting Aylesbury with High Wycombe.
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9.11 The site is mainly used for car parking for commercial properties located on the
site. There is not a comprehensive approach to parking, with several parking
areas each served by an independent access from New Road. This has
resulted in this area having an unattractive appearance and a lack of formalised
function, despite the fact that the area is located within the Princes Risborough
Conservation Area.
9.12 A comprehensive approach to redevelopment of this land, resulting in fewer
vehicular access points, would achieve major visual improvements and provide
the site with a clear function. Improvements to boundary treatments and
additional landscape features would enhance the appearance of the area.
Improved and additional pedestrian access points that are well designed and
considered safe to use, along with better crossing points over the A4010, will
help revitalise the area by encouraging increased footfall through the area. Any
retail uses proposed should be at a supportive scale to the town centre, rather
than at a competing level.
9.13 Given that the site is in multiple ownership, land is expected to come forward in
a piecemeal fashion over a number of years and therefore any redevelopment
should take account of this to ensure that any partial redevelopment still allows
the site to function as a place and does not appear as development in progress.
Policy PRTP11 Town centre site: Land south of Horns Lane
1. This site as shown on the Policies Map is allocated for a small-scale mixed
use development. The site is suitable for a range of town centre uses
including retail, community facilities, business, hotel, leisure development
and car parking, although the focus should be on delivering additional
retail development to support the growth of the town.
2. The Council will require re-development to:
i.

Retain existing level of parking.

ii.

Take a comprehensive approach to redevelopment.

iii.

Enable the satisfactory relocation of the public toilets.

iv.

Ensure there is no net loss of Class A1 shop use floorspace.
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v.

Front Horns Lane - this must be active frontage on the ground floor.

vi.

Reflect the prominent position of the site.

vii.

Address New Road located north-east of the site.

viii.

Follow the established building line of New Road to the south-east.

ix.

Provide a pedestrian crossing point over New Road south of the
roundabout with Bell Street.

x.

The main access point to the site should be from New Road.

3. If development proposals for all or part of the site require the relocation of
the fire station, scheme promoters will be required to identify and enable
provision of an alternative site before redevelopment commences. The fire
station will only be relocated from the site if a suitable alternative site is
identified which fulfils the requirements of Buckinghamshire Fire and
Rescue Service, as assessed by Buckinghamshire and Milton Keynes Fire
Authority. Any alternative site and station facility must be provided before
the existing fire station is relocated.
4. Development here should contribute to the overall public realm
improvement plan for the town centre.

9.14 This site is located in a prominent corner location in the centre of Princes
Risborough. The site currently has a range of uses: a car parking area with
public toilets and a fire station accessed from New Road. The site is located
within the Princes Risborough Conservation Area.
9.15 Comprehensive redevelopment of this prominent corner would have significant
visual amenity benefits. New Road is characterised by wide verges either side
of the highway and regular building lines. Therefore it is considered that
development of this site should respect this established pattern of development
and retain this attractive vista, by ensuring any redevelopment does not result
in buildings further forward than the established building line on this side of
New Road.
9.16 An additional pedestrian crossing point over New Road would provide
substantial accessibility benefits to the town and would be likely to increase
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footfall that passes this site. It would ensure safer linkages, including for
potential new residents, with public open space located north-east of the site.
Development of this site must contain a substantial amount of A1 retail use and
parking, to protect and enhance the vitality and viability of the Princes
Risborough primary shopping area (see Glossary) and to ensure that new retail
development associated with the expansion of the town is supported by retail
development in a sequentially preferable location.
9.17 Any new site which is promoted as an alternative site for the fire station must
meet the requirements of Buckinghamshire and Milton Keynes Fire Authority
and will be subject to relevant public consultation on the acceptability of the
relocation proposals.
Town centre parking provision
9.18 The increased town population and consequent increased retail provision will
generate the need for more parking spaces. Although the expanded town will
be well-connected to the town centre for people travelling by sustainable
means, some people will still need to drive to the town centre. The Princes
Risborough Parking Review (Jacobs 2016) identifies a need for a further 100 200 spaces in the town centre during the plan period. Opportunities to deliver
these are presented by:
•

The provisions of policies PRTP10 and PRTP11, off New Road and Horns
Lane;

•

The potential addition of a deck to the Mount car park. This would need to
be a sensitive development, considering the effects on the setting of the
church and the town centre Conservation Area. It presents the opportunity
to conduct an appropriate archaeological investigation of the Scheduled
Ancient Monument, with attendant benefits in public education and
involvement, and raising the profile of the town as a tourist destination.

•

On-street space released as a result of public realm improvements in the
town centre.
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Molins Sports Ground
9.19 Historically, the Molins Sports Ground provided a valuable facility to the
community but has been closed for several years.
Policy PRTP12 Molins Sports Ground
The area known as Molins Sports Ground, as shown in the Policies Map, is
designated for outdoor sports uses.

9.20 The sports ground is on land situated in both the Metropolitan Green Belt and
the Chilterns AONB. As such the site is unsuitable for major development and it
should be brought back into use for sports activities. There is an existing
shortage of sports pitches within the town so bringing this sports ground back
into use would address this.
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10.0 Main Railway Station Area
Context
10.1 The introduction of a direct connection into the expansion area via Summerleys
Road and through the Picts Lane site will revitalise the station area and make it
better connected to the expanded town. The provision of the route via the Picts
Lane site also relieves traffic pressure on Poppy Road which is narrow and
constrained by parked cars.
10.2 New pedestrian and cycle access is needed from the west of the railway line to
the Princes Estate, and to Picts Lane via the car park area.
10.3 The Risborough Parking Study confirms that the station car park is close to
capacity today. Commuter parking on adjoining streets is causing a nuisance to
local residents, leading the County Council to look at plans to introduce parking
restrictions on these streets. Consequently the station car park is likely to
become even more heavily used. Eight to nine per cent of the working
population in the town travels to work by rail and it is expected that this trend
will increase. With the increased population from the expansion, and the
provision of new rail services, it is expected that demand for parking spaces at
the station may double 23. These could be provided by decking the current
space.
Policy PRTP13 Railway station site
The railway station site as shown on the Policies Map is allocated for a mixed
use development. The Council will require development of sites in the station
area to be informed by Figure 11 below and to provide the following elements:
1. Some retail space;
2. An improved approach to the railway station incorporating a public
square which facilitates bus access;
3. Residential development;

23

Princes Risborough Parking Review (Jacobs, 2016)
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4. A route through the site to accommodate the new road
infrastructure set out in Policy PRTP6;
5. Ensure appropriate flood risk, archaeological, and landscape and
visual impact assessments are undertaken;
6. Open space provision in accordance with current policy.
Development proposals for a hotel in this location will be considered.

Figure 11 Main railway station area

24

24

This figure is available on the website at a higher resolution as a separate document.
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Justification
10.4 The station will become the focus of a wider mixed use area with
redevelopment of sites east of the station for residential, employment and
commercial activities, with potential for a hotel. A new road link between
Summerleys Road and Picts Lane will relieve traffic on Poppy Road and create
more legible connections between the station and the wider road network.
Passing traffic avoids the Station Road / Summerleys Road / Picts Lane
junction.
10.5 The creation of a station square will be the focus of connections with the rest of
the town: Station Road / Bell Street provide the traffic route; Stratton Road /
Manor Park Avenue provide a route for pedestrians and cyclists. It should be of
the highest quality and green in character, so as to set the scene when arriving,
and support the integration of the Chinnor steam railway with Princes
Risborough station, to improve the visitor experience and promote tourism. The
addition of a hotel would fulfil a long-held aspiration of the local community.
10.6 The station square will gather up the approaches to the station and 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 will create a much
needed link to the Princes Estate, making train and public transport access
much better and relieving the Estate’s relative isolation. It will provide:
•

Improved and enlarged forecourt with integrated bus facilities for interchange
and onward travel.

•

A convenience retail space

•

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.

10.7 East of the railway line, redevelopment of sites needs to reflect the increased
importance of the station and its connections to the town centre with dense
development surrounding high quality public spaces.
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11.0 Infrastructure and delivery plan
Comprehensive approach to delivery
Context
11.1 The PRTP will only be realised through the co-ordinated implementation of the
proposals and policies within the Plan, principally through the delivery of the
main Expansion Area development. This section sets out how the plan’s
policies and proposals will be delivered.
11.2 Delivery of the PRTP will be phased over a number of years. It will be essential
to ensure that the Council continue to work in partnership with a range of
stakeholders in the public, private and community / voluntary sectors. The
success of the Plan will depend upon effective co-ordinated delivery, with the
Council playing a central role. Partnership working with a clear process and
good communication among the partners and with stakeholders will be required
to keep all parties involved in the implementation of the Plan. The Council will
work with developer interests and other stakeholders to facilitate this coordination within the Expansion Area and realisation of the proposals set out in
this Plan for the Town Centre and Station Area
11.3 The Council intends to establish an Implementation Steering Group of
stakeholders to oversee delivery. The Council has introduced the Community
Infrastructure Levy across the district to secure tariff-based developer
contributions for all relevant development.
11.4 The Council has committed to an early review of the CIL 123 list including the
infrastructure schedule to take account of the preparation of the PRTP.
11.5 The review will also provide clarity about the roles of s106 contributions and
CIL in respect of what each mechanism is intended to fund in connection with
the development of the Expansion Area to ensure there is no ‘double charging’
of developer contributions.
11.6 Based on currently available viability evidence, the Council anticipates that all
or almost all developers’ contributions arising from the Expansion Area will be
secured through s106 planning obligations.
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11.7 The infrastructure schedule in Appendix C sets out the mechanisms proposed
to secure delivery of necessary infrastructure.
Policy PRTP14 Delivery of infrastructure
1. New development within the expansion will deliver the infrastructure set
out in Policies PRTP5 and PRTP6 and will be delivered in accordance with
the schedule set out in Appendix C;
2. In the absence of a detailed phasing and infrastructure delivery master
plan for the whole of the expansion area approved by the Council, the
Council will require planning applications for development within the
expansion area to be accompanied by a detailed phasing and
infrastructure delivery plan for the whole of the PRTP expansion area
development. Phasing of development and associated infrastructure
within the Expansion Area will be in accordance with the approved
detailed phasing and infrastructure delivery master plan;
3. The Council will require applicants to demonstrate that any application
does not prejudice the wider delivery of the PRTP as a whole. The Council
will require:
a. Information demonstrating that individual developments physically
integrate with adjacent developments, both permitted and emerging;
b. The provision of on-site infrastructure related to the application site
as shown on the Concept Plan;
c. The provision of strategic open space on the application site, or
elsewhere in the expansion area where delivery can be
demonstrated;
d. Financial contributions towards necessary infrastructure outside
the expansion area.
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Justification
11.8 The PRTP sets a framework for the development of the sustainable expansion
of Princes Risborough. This expansion requires commitment from a number of
different parties over the period to 2033 to ensure that they are delivered in
line with the proposals of this Area Action Plan.
11.9 Developers will be expected to work in partnership across the Expansion Area
to demonstrate coordinated development and infrastructure delivery and
ensure that any subsequent or third party developers who assume
responsibility for site specific delivery are also signed up to this partnership
way of working;
11.10 The Council has prepared a schedule of infrastructure requirements
associated with the PRTP 25. A summary of these requirements is set out in
Appendix C. The timely delivery of appropriate infrastructure, facilities and
services alongside housing, employment and retail development will ensure
that the proposed pattern of growth in the expanded town is actively managed
and delivered in a sustainable manner.
11.11 The Council has engaged with relevant stakeholders to prepare the
information in the infrastructure schedule. It is acknowledged that the pursuit of
sustainable development requires careful attention to viability and
deliverability. The initial viability assessment demonstrates that the expansion
and associated infrastructure are deliverable.
11.12 Once approved, the phasing and infrastructure delivery plan will be kept under
review with changes being submitted to the Council alongside relevant
planning applications.
11.13 Developer contributions will be required as part of the overall funding package
to deliver the infrastructure required to support new development within the
Expansion Area. In addition, developer contributions will be required to
mitigate the impacts of the development in other ways such as funding off-site
transport improvements and town centre public ream improvements.
11.14 Where on-site infrastructure costs are exceptional, consideration will be given
to reducing the financial contributions sought, bearing in mind the need to
25

Princes Risborough Town Plan - Infrastructure Delivery Plan (WDC, February 2016)
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ensure a proportionate approach to contributions from different developers.
Financial contributions will be adjusted to take into account the costs of any
on-site infrastructure required. This will be calibrated to be sure the full costs of
the offsite requirements are still secured.
11.15 Transport modelling work indicates that there is only limited capacity for traffic
growth in the near future. This means that new road infrastructure will be
required in the first phase of development, notably a new connection between
Longwick Road and Summerleys Road.
11.16 Development of the Expansion Area as proposed in this AAP will add
significantly to the scale and population of Princes Risborough. The Council
therefore expects to see development within the Expansion Area delivered in a
sustainable way, notwithstanding that more than one developer may be active
within the area at any one time.
11.17 The following principles are intended to guide the phasing of development
within the Expansion Area
•

Early phases of development within the expansion area should be focussed
to the south of the Crowbrook Stream to enable easy access by residents
to facilities within the town, and to facilitate early improvement of footpath
and cycle way linkages.

•

The location of early phases of development should be designed to avoid
the delivery of isolated parcels of development.

Detailed site master plan
11.18 The Concept Plan is a high level structuring plan designed to cover all of the
detail required to guide planning applications. Therefore, the detailed layout
and form of development in the expansion area will be guided by a site-wide
detailed master plan to be developed by the Council in conjunction with site
promoters to provide a consistent and cohesive approach for a range of
important aspects of the development. Development of the detailed master
plan will be guided by the Concept Plan.
11.19 Work on the detailed master plan will commence as quickly as possible in
order that it informs the development of subsequent planning applications
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within the expansion area. The detailed master plan will be subject to public
consultation.
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Appendices
Appendix A – Glossary
Appendix B – Monitoring (how the outcomes will be delivered)
Appendix C – Summary Draft Infrastructure Schedule
Appendix D – Schedule of policies replaced by this AAP
Appendix E – Schedule of changes to the Policies Map
Appendix F – Policies Maps
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A. Glossary
Term

Description

Area Action
Plan

A development plan document focusing on a particular area of the District
which will become part of the Development Plan for Wycombe District

Active frontage

Frontages that have lively internal uses, particularly at ground level, which
are either visible from the street or spilling out onto the street, via frequent
doors and windows. Narrow plots or buildings with a variety of uses provide
a better quality active frontage than single large plots or uses.

Allocations

Sites specifically identified on the Policies Map for development.

Core Strategy

The long-term spatial vision and strategy for the area, including the key
strategic policies and proposals to deliver that vision.

Designations

Areas shown on the Policies Map to which specific policies apply (not
allocations).

Development
Plan

This includes adopted Local Plans, neighbourhood development plans and
is defined in section 38 of the Planning and Compulsory Purchase Act
2004. The Development Plan is the prime consideration in the
determination of planning applications.

Local
Development
Scheme (LDS)

Rolling three-year project plan for the preparation of Local Development
Documents.

Local Plan

The Wycombe District Local Plan adopted in 2004 under the 1990 Town
and Country Planning Act is a statutory District-wide document that sets
out land use policies and proposals for the area.

Main Town
Centre Uses

Uses commonly found in a town centre, including:
•
•

•
•

Retail development (including warehouse clubs and factory outlet
centres);
Leisure, entertainment facilities, and the more intensive sport and
recreation uses (including cinemas, restaurants, drive-through
restaurants, bars and pubs, night-clubs, casinos, health and fitness
centres, indoor bowling centres and bingo halls);
Offices; and
Arts, culture and tourism development (including theatres,
museums, galleries and concert halls, hotels and conference
facilities).

NPPF

The National Planning Policy Framework sets out the Government’s
planning policies for England and how these are expected to be applied.

NPPG

The National Planning Practice Guidance Framework builds on the NPPF
and provides the Government’s more detailed guidance on a wide range of
issues.
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Primary
Shopping
Frontage

Primary shopping frontages are likely to include a high proportion of retail
uses.

Primary
Shopping Area

Defined area where retail development is concentrated (generally
comprising the primary and those secondary frontages which are
contiguous and closely related to the primary shopping frontage). Smaller
centres may not have areas of predominantly leisure, business and other
main town centre uses adjacent to the primary shopping area, therefore the
town centre may not extend beyond the primary shopping area.

Policies Map

Illustrates the application of policies and proposals in Local Plans. The
Policies Map is a development plan document.

Sites of
national and
international
importance

These are Special Areas of Conservation (SACs), National Nature
Reserves (NNRs) and Sites of Special Scientific Interest (SSSIs). For
these sites the harm that may be caused to the wider national network of
sites will also be considered. Developments that are likely to affect the
integrity of the District’s SACs are required to follow the protocol as
outlined in the Conservation of Habitats and Species Regulations 2010.

Statement of
Community
Involvement
(SCI)

Sets out the approach of the authority to involving the community in the
preparation, alteration and review of Local Development Documents and in
the consideration of significant planning applications.

Strategic
Environmental
Assessment
(SEA)

Environmental assessment of policies, plans and programmes required
under the European SEA Directive 2001/42/EC

Supplementary Statutory documents that expand upon policies or proposals in Local Plan.
Planning
Document
(SPD)
Sustainability
Appraisal (SA)

A social, economic and environmental appraisal of strategy, policies and
proposals – required for Local Plans. To be undertaken jointly with
Strategic Environmental Assessment.

Town Centre

Defined area, including the primary shopping area and areas of
predominantly leisure, business and other main town centre uses within or
adjacent to the primary shopping area.

Use Class
Order

The Town and Country Planning (Use Classes) Order 1987 (as amended)
puts uses of land and buildings into various categories known as 'Use
Classes'.
The following list gives an indication of the types of use which may fall
within each use class. Please note that this is a guide only and it's for local
planning authorities to determine, in the first instance, depending on the
individual circumstances of each case, which use class a particular use
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falls into.
A1 Shops - Shops, retail warehouses, hairdressers, undertakers, travel
and ticket agencies, post offices (but not sorting offices), pet shops,
sandwich bars, showrooms, domestic hire shops, dry cleaners, funeral
directors and internet cafes.
A2 Financial and professional services - Financial services such as
banks and building societies, professional services (other than health and
medical services) including estate and employment agencies and betting
offices.
A3 Restaurants and cafés - For the sale of food and drink for
consumption on the premises - restaurants, snack bars and cafes.
A4 Drinking establishments - Public houses, wine bars or other drinking
establishments (but not night clubs).
A5 Hot food takeaways - For the sale of hot food for consumption off the
premises.
B1 Business - Offices (other than those that fall within A2), research and
development of products and processes, light industry appropriate in a
residential area.
B2 General industrial - Use for industrial process other than one falling
within class B1 (excluding incineration purposes, chemical treatment or
landfill or hazardous waste).
B8 Storage or distribution - This class includes open air storage.
C1 Hotels - Hotels, boarding and guest houses where no significant
element of care is provided (excludes hostels).
C2 Residential institutions - Residential care homes, hospitals, nursing
homes, boarding schools, residential colleges and training centres.
C2A Secure Residential Institution - Use for a provision of secure
residential accommodation, including use as a prison, young offenders
institution, detention centre, secure training centre, custody centre, short
term holding centre, secure hospital, secure local authority accommodation
or use as a military barracks.
C3 Dwelling Houses - this class is formed of 3 parts:
C3 (a) covers use by a single person or a family (a couple whether married
or not, a person related to one another with members of the family of one
of the couple to be treated as members of the family of the other), an
employer and certain domestic employees (such as an au pair, nanny,
nurse, governess, servant, chauffeur, gardener, secretary and personal
assistant), a carer and the person receiving the care and a foster parent
and foster child.
C3(b): up to six people living together as a single household and receiving
care e.g. supported housing schemes such as those for people with
learning disabilities or mental health problems.
C3(c) allows for groups of people (up to six) living together as a single
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household. This allows for those groupings that do not fall within the C4
HMO definition, but which fell within the previous C3 use class, to be
provided for i.e. a small religious community may fall into this section as
could a homeowner who is living with a lodger.
C4 Houses in multiple occupation - small shared dwelling houses
occupied by between three and six unrelated individuals, as their only or
main residence, who share basic amenities such as a kitchen or bathroom.
D1 Non-residential institutions - Clinics, health centres, crèches, day
nurseries, day centres, schools, art galleries (other than for sale or hire),
museums, libraries, halls, places of worship, church halls, law court. Nonresidential education and training centres.
D2 Assembly and leisure - Cinemas, music and concert halls, bingo and
dance halls (but not night clubs), swimming baths, skating rinks,
gymnasiums or area for indoor or outdoor sports and recreations (except
for motor sports, or where firearms are used).
Sui Generis - Certain uses do not fall within any use class and are
considered 'sui generis'. Such uses include: theatres, houses in multiple
occupation, hostels providing no significant element of care, scrap yards.
Petrol filling stations and shops selling and/or displaying motor vehicles.
Retail warehouse clubs, nightclubs, launderettes, taxi businesses,
amusement centres and casinos.
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B. Monitoring – How the outcomes will be
delivered
This appendix shows how we will monitor the performance of the policies within the
Princes Risborough Town Plan (Area Action Plan) are to be delivered. It links the
objectives of the plan to the policies which will deliver these outcomes as well as key
indicators and targets and delivery mechanisms. Many of the Princes Risborough
Town Plan Policies will be reported via the relevant Core Strategy and Delivery and
Site Allocations Indicators. All will be reported in our Monitoring Report.
PRTP – Princes Risborough Town Plan Policy
CS – Core Strategy Policy
PR – Princes Risborough Policy (Delivery and Site Allocations Plan)
DM – Development Management Policy (Delivery and Site Allocations Document)
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Objectives
1. Create a unified and thriving settlement:
a. Integrate the expanded town with the existing town, through
physical connections across the railway line and through the
appropriate distribution of services and facilities in the
existing and the expanded town.
b. Support the existing town centre as the primary destination
for shopping and leisure, with increased parking capacity.
c. Improve access to the main railway station, enhancing the
approach, creating space for full bus access and supporting
appropriate uses in the station area.

Princes Risborough Town Plan Policy
•
•
•
•
•
•
•
•
•
•

2. Meet the specific housing needs for the town to complement what
is already there, as well as contributing to the wider housing needs
for Wycombe District.

•

3. Tackle existing and future traffic congestion and severance by
delivering new highway infrastructure.

•

4. Achieve an improved environment for walking and cycling, in both
the existing town and the expanded town. Make direct connections
to existing railway services, and significantly improve other public

•

•
•
•
•

•
•
•
•
•

•
•

PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP2 Comprehensive approach to the expansion area
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP6 Provision and safeguarding of transport infrastructure
PRTP9 Town centre traffic and public realm enhancements
PRTP10 Town centre site: Land fronting New Road
PRTP11 Town centre site: Land south of Horns Lane
PRTP13 Railway station site
PRTP14 Delivery of Infrastructure
PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP10 Town centre site: Land fronting New Road
PRTP13 Railway station site
PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP5 Development requirements
PRTP6 Provision and safeguarding of transport infrastructure
PRTP9 Town centre traffic and public realm enhancements
PRTP13 Railway station site
PRTP14 Delivery of Infrastructure
PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP4 Expansion area development principles
PRTP5 Development requirements
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•
•
•
•
•
•

PRTP6 Provision and safeguarding of transport infrastructure
PRTP9 Town centre traffic and public realm enhancements
PRTP10 Town centre site: Land fronting New Road
PRTP11 Town centre site: Land south of Horns Lane
PRTP13 Railway station site
PRTP14 Delivery of Infrastructure

5. Deliver new and enhanced green infrastructure as part of an
ecosystem services approach to enhance the landscape, mitigate
flood risk, achieve a net gain in biodiversity, and link to the wider
green infrastructure network and the Chilterns AONB.

•

PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP8 Gypsies, Travellers and Travelling Showpeople
PRTP14 Delivery of Infrastructure

6. Successfully mitigate flood risks and issues through the location of
new development and through strategic and local interventions
which will manage run-off rates and maximise opportunities for
absorption.

•

7. Maximise the potential for new employment uses, and make
suitable provision for new businesses to start up and existing
businesses to grow or relocate in the Princes Risborough area.

•
•
•
•
•
•

PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP5 Development requirements
PRTP7 Princes Estate and expansion
PRTP10 Town centre site: Land fronting New Road
PRTP11 Town centre site: Land south of Horns Lane
PRTP13 Railway station site

8. Ensure existing surrounding settlements retain distinct identities.

•
•
•

PRTP3 Settlement boundary
PRTP4 Expansion area development principles
PRTP5 Development requirements

9. Preserve and enhance historic assets and features of the historic
landscape (such as hedgerows), including Alscot Conservation

•
•

PRTP4 Expansion area development principles
PRTP5 Development requirements

transport options.

•
•
•
•

•
•
•

PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP14 Delivery of Infrastructure
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•
•
•

PRTP7 Princes Estate and expansion
PRTP10 Town centre site: Land fronting New Road
PRTP11 Town centre site: Land south of Horns Lane

10. Create a clear green edge to development to prevent longer-term
sprawl into the countryside.

•
•
•
•

PRTP3 Settlement boundary
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP8 Gypsies, Travellers and Travelling Showpeople

11. Create an overall townscape which fits well into the special
landscape setting and respects important long-distance views.

•

PRTP4 Expansion area development principles

12. Meet the infrastructure needs of the expanded town:

•
•
•
•
•
•
•

PRTP1 Princes Risborough expansion area and associated
new employment space
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP6 Provision and safeguarding of transport infrastructure
PRTP12 Molins Sports Ground
PRTP13 Railway station site
PRTP14 Delivery of Infrastructure

•
•

PRTP4 Expansion area development principles
PRTP5 Development requirements

Area.

a. Deliver a comprehensively planned expansion,
demonstrating overall viability, with supporting
infrastructure delivered at the right time and in the right
places.
b. Deliver new community infrastructure including school(s),
some shops, and community meeting facilities, health and
sporting facilities and other open and green spaces.
Upgrade and expand existing facilities where needed, e.g.
secondary school provision.
13. Achieve high design standards through site layout, landscape and
building design principles that are merited by the town’s location in
relation to the Chilterns AONB and existing verdant character,
including the use of local materials and trees, allowing for
structural as well as local planting.
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Princes Risborough Town Plan Policy

Indicators / Targets

Related Policies in italics
Location and Levels of
Development
•

•

Level of housing, business, retail
and town centre uses, tourism
and community facilities
development
Quantities and percentages of
new residential and business
developments taking place on
greenfield and brownfield sites
(respectively) in Princes
Risborough

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

PRTP1 Princes Risborough expansion area and
associated new employment space
PRTP2 Comprehensive approach to the
expansion area
PRTP3 Settlement Boundary
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP7 Princes Estate and expansion
PRTP8 Gypsies, Travellers and Travelling
Showpeople
PRTP10 Town centre site: Land fronting New
Road
PRTP11 Town centre site: Land south of Horns
Lane
PRTP12 Molins Sports Ground
PRTP13 Railway station site
PRTP14 Delivery of Infrastructure
CS2 Main Principles for location of
development.
PR1 Primary Shopping Frontages
PR2 Secondary Shopping Frontages
DM6 Mixed-Use Development
DM7 Town Centre Boundaries
DM8 The Primary Shopping Areas
DM10 Thresholds for the Assessment of
Schemes for Town Centre Impact

Delivery
Mechanism

Timeframe
• Data to be
collected annually
throughout the life
of the plan.
Reported in
Wycombe’s
Monitoring Report.

•
•
•
•
•

Private sector
WDC
Princes
Risborough
Town Council
BCC
Network rail
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Princes Risborough Town Plan Policy

Indicators / Targets

Related Policies in italics
Land for Business
• Annual gross/net change in
different business uses, by
location, by former use class, and
by typologies set out in Policy
CS11
• Net changes in employment and
economic structure by key job
sectors

•
•
•
•
•
•
•
•
•
•

Affordable Housing and Housing
Mix
• Annual number of affordable
housing completions (in terms of
dwellings and bedspaces)
• New build affordable dwellings and
bedspaces (in terms of their annual
proportion of all new build
dwellings and bedspaces):
• Target for 2011-26 27% of all
dwellings
Environmental Assets
• Implementation of Biodiversity

•
•
•
•
•
•

•

PRTP1 Princes Risborough expansion area and
associated new employment space
PRTP2 Comprehensive approach to the
expansion area
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP7 Princes Estate and expansion
PRTP10 Town centre site: Land fronting New
Road
PRTP11 Town centre site: Land south of Horns
Lane
PRTP13 Railway station site
CS11 Land for Business
DM6 Mixed-Use Development

PRTP1 Princes Risborough expansion area and
associated new employment space
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP10 Town centre site: Land fronting New
Road
PRTP13 Railway station site
CS13 Affordable Housing and Housing Mix

PRTP1 Princes Risborough expansion area and
associated new employment space

Delivery
Mechanism

Timeframe
• Data to be
collected annually
throughout the life
of the plan.
Reported in
Wycombe’s
Monitoring Report.

•
•
•
•
•

• Data to be
collected annually
throughout the life
of the plan.
Reported in
Wycombe’s
Monitoring Report.

•

• Data to be
collected annually

•

•

Private sector
LEP
site
developers as
appropriate
Princes
Risborough
Town Council
Network rail

Site
developers
Registered
Providers

Site
Developers
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Princes Risborough Town Plan Policy

Indicators / Targets

Related Policies in italics
Action Plans
• Changes in areas and populations
of biodiversity importance
including:
• Changes in priority habitats and
species (by type)
• Changes in areas designated for
their intrinsic environmental value
including sites of international,
national and local importance.
•

Net gains/losses in green space
designations
• Net gains/losses of designated
heritage assets considered at risk
• Percentage of conservation area
appraisals updated in the last 5
years
• Number of planning applications
granted contrary to the advice of
the Environment Agency either on
flood defence or water quality
grounds

•
•
•
•
•
•
•
•
•
•
•
•

PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP14 Delivery of Infrastructure
CS17 Environmental Assets
DM11 Green Networks and Infrastructure
DM12 Green Spaces
DM13 Protection and Enhancement of Sites,
Habitats and Species of Biodiversity and
Geodiversity Importance
DM14 Biodiversity In Development
DM15 Protection and Enhancement of River
and Stream Corridors
DM16 Open Space in New Development
DM17 Reducing Flood Risk
DM18 Carbon Reduction

Delivery
Mechanism

Timeframe
throughout the life
of the plan.
Reported in
Wycombe’s
Monitoring Report.

•
•
•
•
•
•
•

BCC
WDC
Environment
Agency
Chilterns
Conservation
Board
BBOWT
Chilterns
Society
Private sector
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Princes Risborough Town Plan Policy

Indicators / Targets

Related Policies in italics
Transport and Infrastructure
• Implementation of transport and
other infrastructure schemes for
Princes Risborough as set out in
the Princes Risborough Town Plan.
Infrastructure including but not
exclusive to: roads, public realm
improvements, education, open
spaces, flood mitigation and
utilities.

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

PRTP1 Princes Risborough expansion area and
associated new employment space
PRTP2 Comprehensive approach to the
expansion area
PRTP4 Expansion area development principles
PRTP5 Development requirements
PRTP6 Provision and safeguarding of transport
infrastructure
PRTP9 Town centre traffic and public realm
enhancements
PRTP12 Molins Sports Ground
PRTP13 Railway station site
PRTP13 Delivery of Infrastructure
CS16 Transport
CS20 Transport and Infrastructure
CS21 Contribution of Development to
Community Infrastructure.
DM2 Transport Requirements of Development
Sites
DM1 Presumption in Favour of Sustainable
Development
DM19 Infrastructure and Delivery

Delivery
Mechanism

Timeframe
• See the Appendix
C. Summary
Infrastructure
Schedule
• Data to be
collected annually
throughout the life
of the plan.
Reported in
Wycombe’s
Monitoring Report.

•
•
•
•
•
•
•
•
•

Site
developers
Private sector
infrastructure
providers
LEP
WDC
BCC
Network Rail
Bus operators
Princes
Risborough
Town Council
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C. Summary Draft Infrastructure Schedule

Overall
position/
Evidence
base

Required works

Delivery Partner

Indicative
Cost
information

Delivery mechanism

Railway
crossings for
pedestrians
and cyclists

Additional
capacity
required

2 stepped bridge rail
crossings (PR31 and
realigned Mount Way
foot path) and
pedestrian, cycle
underpass for Wades
Park

BCC (with input
from WDC and
LEP)
Network Rail

£300k for
stepped; cost
unknown for
underpass

TBC

Relief road

Additional
capacity
required

Full route from Grove
Lane to Summerleys
Road (subject to
current assessment)
(Tibbalds 2014)

BCC, WDC, LEP,
Network Rail

£53-78m
depending on
route.

TBC

New bus route
/ bus support
over 5 years

Improved local
services

One new quality bus
partnership

Bus operators,
BCC

£220,000 per
year for 5
years

s106

Infrastructure
type
Transport
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Infrastructure
type

Overall
position/
Evidence
base

Cycling,
walking, rights
of way
improvements

Improved
capacity: links
to key
locations,
including
transport hubs
and town
centre

Town centre
public realm
improvements
and traffic
management
strategy

Improvements
required

Required works

Range of improved
footway and
cycleways
improvements

Range of town centre
public realm
improvements

Delivery Partner

BCC, WDC

BCC, WDC,
PRTC

Indicative
Cost
information

£3m (from
comparative
scheme in
Aylesbury)

£1m to £2m
(from
comparative
schemes in
High
Wycombe)

Delivery mechanism
Schemes delivered by
developers/ and or BCC
through s106/S278
Agreements.
Some off-site
improvements may be
delivered through the CIL
Schemes on highways
land delivered primarily by
BCC. Other schemes may
be led by the Town
Council.
Some schemes may be
necessary to be delivered
through S106; others CIL

Utilities

Water supply

Enough water
overall but
some further
distribution
infrastructure
needed

Local requirements
may include new
mains connections
and water booster
stations to maintain
water pressure.

Thames Water

TBC

Developers will be required
to fund the necessary
studies. The infrastructure
will be delivered both on
and off site through new
mains supply and
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Infrastructure
type

Overall
position/
Evidence
base

Required works

Delivery Partner

Indicative
Cost
information

Delivery mechanism
connections to existing
mains. Agreements for
delivery are made directly
between the developer and
Thames Water.

Enough
capacity in
sewage works
adjoining site
but need for
upgrade to
accompany
growth.

Upgrades to the
works.

Thames Water

TBC

Capacity upgrades
including additional plant
and machinery will be
included in the Thames
Water Asset Management
Plan.

Gas and
Electric

Enough
capacity in
existing
transmissions

Local reinforcements
to gas and electricity
networks - upgrades
that maybe required
include new
substations and gas
mains

National Grid and
UK Power
Networks

Unknown funded direct
by developer/
utility
companies

The upgrades and funding
will need to be formally
agreed between the
developers and the utility
companies.

Ultra-fast
broadband

Developers to
ensure that
there is
sufficient
broadband

Broadband to be
provided at all sites

BT or other
providers

Unknown funded direct
by developer/
utility

Funded direct by
developers in consultation
with broadband providers.

Sewage
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Infrastructure
type

Overall
position/
Evidence
base
capacity to
accommodate
the new
development
and should
upgrade to
fibre optic
broadband if
not already
existing.

Required works

Delivery Partner

Indicative
Cost
information

Delivery mechanism

companies

Social infrastructure
Early Years
Education

Need for
additional
facilities/
capacity

On-site provision of
nursery

BCC Education
and Social
Services

Nursery
incorporated
in primary
school
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Infrastructure
type

Overall
position/
Evidence
base

Required works

Indicative
Cost
information

Delivery mechanism

BCC Education

£9.6 M
approx.
(assume free
land)

BCC delivery through
S106 contributions.
The level of contributions
will be confirmed when
exact housing numbers are
known.

BCC Education,

Overall costs:
to meet the
demand
generated by
an additional
2500 homes
is £12.3 m
(i.e. £4.1 m
per fe)

BCC delivery - funding
TBC

Delivery Partner

3 forms of entry
primary school as
minimum (1 x 3 FE or
1 x 2 FE and 1 x 1FE)
+ nursery;
Education
(primary)

Education
(Secondary)

Need for more
capacity

Need for more
capacity

2 x 2FE would be
preferred to allow
future head room but
scheme of 2500 units
assessed to generate
760 primary pupil
places which equates
to 3.6 FE
397 upper school
places 230 grammar
school places: either
1FE expansion of PR
school and 1FE
expansion elsewhere
or 2FE expansion of
PR school.

114

Infrastructure
type

Overall
position/
Evidence
base

Required works

Health

Need for
additional
primary care
facilities/
capacity

Expansion to car park NHS England,
for existing surgery
CCG

Community
facilities
Need for more
(including
capacity
community
meeting space)

Libraries

TBC - may be
some capacity
increases
required at the
existing library

Social Care

TBC Presume
need for
additional
facilities/
capacity

Two small community
facilities - delivered
as part of changing
rooms/clubhouses to
serve sport and
recreation facilities
TBC - may be some
capacity increases
required at the
existing library

TBC

Indicative
Cost
information

Delivery mechanism

TBC

Delivered directly by NHS
through CIL and/or other
core NHS funding.

Wycombe District
Council

£2m (assume
free land)

Delivered direct by
developers on site. Wider
improvements to existing
facilities may be delivered
through CIL funds.

BCC

TBC

Delivered by BCC through
core BCC funding and/or
CIL

BCC Social
Services; NHS

TBC

Delivered through County
Council/ NHS

Delivery Partner

Open Space
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Infrastructure
type

Strategic open
space

Local open
space

Play space

Overall
position/
Evidence
base

Need for more
capacity

Need for more
capacity

Need for more
capacity

Required works

16.5 ha to 20.63 ha
(based on DM16
policy)

5.75 ha to 7.19 ha
(based on DM16
policy)

On-site provision

Delivery Partner

WDC;
Developers,
PRTC

Developers

Developers

Indicative
Cost
information

TBC primarily onsite
developers

Delivery mechanism
Delivered direct by
developers on site facilities likely adopted by
Town Council - appropriate
maintenance sums
required.
Some strategic open
space could be delivered
off-site e.g. improved
facilities at Wades Park.

TBC primarily onsite
developers

Delivered direct by
developers on site facilities likely adopted by
Town Council - appropriate
maintenance sums
required.

TBC primarily onsite
developers

Delivered direct by
developers on site facilities likely adopted by
Town Council - appropriate
maintenance sums
required.
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Infrastructure
type

Allotments

Overall
position/
Evidence
base

Need for more
capacity

Required works

Delivery Partner

Indicative
Cost
information

Delivery mechanism

On-site provision

Developers,
WDC, PRTC

TBC primarily onsite
developers

Delivered direct by
developers on site facilities likely adopted by
Town Council - appropriate
maintenance sums
required

To be determined

WDC; Bucks CC

To be
determined

To be determined

Offsite contribution to
phase 2 of Stratton
Memorial Gardens
expansion

PRTC

approx.
£285k

CIL

SuDS to be
implemented as part
of schemes coming
forward

WDC, Thames
Water, EA

unknown funded direct
by developer

Developers to provide onsite. Some strategic SuDS
likely required.

Other
Other art and
culture

To be
determined

Need for more
Burial Grounds
capacity

Flood
mitigation

Area at risk of
surface and
groundwater
flooding
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Infrastructure
type

Overall
position/
Evidence
base

Required works

Delivery Partner

Indicative
Cost
information

Police may require
various kit such as
new patrol cars,
automatic number
plate recognition
systems to ensure an
effective service
Emergency
services

Increases in
capacity may
be required

Appropriately located
fire hydrants
throughout the
development
Rapid response
Amenity Points for
the ambulance
service

Delivery mechanism

Delivered by emergency
services through core
funding or CIL.

TVP, BMKFS

TBC

Fire hydrants should be
delivered direct by
developments.
Streets and parking should
be designed so that
emergency vehicles have
access.
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D. Schedule of policies replaced by this AAP
The following policies are deleted from adopted Plans and replaced with new policies
or site proposals within this AAP:

Deleted

Justification

2004 Local Plan Policy
H2 Housing Development (Allocations)
-

Park Mill Farm

Replaced by PRTP1 Princes
Risborough expansion area and
associated new employment space

E3 Longwick Road Employment Area

Replaced by PRTP1 Princes
Risborough expansion area and
associated new employment space

E3 Picts Lane Employment Area

Replaced by PRTP13 Railway station
site

E7 Princes Estate, Princes Risborough

Replaced by PRTP7 Princes Estate
and expansion

C9 Settlements beyond the Green Belt
-

Princes Risborough

Replaced by PRTP3 Settlement
Beyond The Greenbelt

2008 Core Strategy
CS6 Princes Risborough

Replaced by PRTP policies

2013 Delivery and Site Allocations Plan for Town Centres and Managing
Development
PR3 Land Fronting New Road
PR4 Land South of Horns Lane

Replaced by PRTP10 Land Fronting
New Road
Replaced by PRTP11 Land South of
Horns Lane
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E. Schedule of changes to the Policies Map
This table sets out which following site allocations or designations are deleted / from
the Policies Map and replaced with new designations or site allocations, and sets out
which allocations are new.

Deleted / Amended

Added / New

2004 Local Plan
H2 Housing Development (Allocations) PRTP1 Princes Risborough expansion
area and associated new employment
- Park Mill Farm
space
E3 Longwick Road Employment Area

PRTP1 Princes Risborough Expansion
Area and associated new employment
space

E3 Picts Lane Employment Area

PRTP13 Railway Station Site

E7 Princes Estate, Princes Risborough PRTP7 Princes Estate and expansion
Princes Risborough only - C9
Settlement Beyond The Greenbelt

PRTP3 Settlement Beyond The Greenbelt

2013 Delivery and Site Allocations Plan for Town Centres and Managing
Development
PR3 Land Fronting New Road

PRTP10 Town centre site: Land Fronting
New Road

PR4 Land South of Horns Lane

PRTP11 Town centre site: Land South of
Horns Lane

Princes Risborough Town Plan
NEW

NEW

NEW

Area Action Plan boundary
PRTP6 Provision and Safeguarding of
transport infrastructure
safeguarded 15 metres buffer
safeguarded road infrastructure
PRTP12 Molins Sports Ground

120

F.

Policies Maps

Map 1. Proposed allocations and designations for the town
Map 2. Area Action Plan boundary and provision and safeguarding of transport
infrastructure
Map 3. Changes to the Policies Map
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