High Wycombe Town Centre Masterplan
Option Development and Appraisal Report
May 2012

2

CONTENTS
CHAPTER
1
2
3
4

5
APPENDIX
1
2
3
4
5

TITLE
Introduction
Problem Identification
Historic Option Generation & Assessment – Wycombe
Core Strategy
Option Generation & Assessment – Delivery & Site
Allocations Plan
- Preferred Options Site Allocations – 2007
- DSA Update Consultation – 2009
- DSA Update Report – 2010
- Draft DSA for Town Centres and Managing
Development – 2011
- Delivery & Site Allocations Plan for Town Centres
and Managing Development – Proposed
Submission document – 2012
Conclusions

Linking the town centre objectives
Town Centre Objectives and Performance Indicators
Summary of responses from consultation
2012 Appraisal Tables
Scenario G Appraisal Table (2011)

PAGE NO.
5
6
10
23
23
23
28
35
52
67

69
74
77
92
167

3

4

1. Introduction
1.1 The Delivery & Site Allocations Plan for Town Centres & Managing Development
(June 2012) sets out an ambitious plan for High Wycombe town centre to 2026
and beyond. This report sets out how the proposals have evolved to form the
town centre policies as set out in the document.

1.2 The report details the various options proposed to implement the town centre
vision and the results of appraisals undertaken to understand their impacts
against economic, environmental and social objectives.

1.3 Work began on developing the town centre masterplan in 2004 as part of the
Council’s work on the Core Strategy (adopted 2008). The options appraised as
part of this work are still relevant today and more recent appraisals build on,
rather than supersede, this early work. The report is ordered historically so that
the reader can see how the proposals have developed over time and how work
undertaken previously has informed more recent option appraisal.

1.4 The Delivery & Site Allocations Plan also contains site specific policies for future
development sites within the town centre, which all play a role in the delivery of
the vision for the town centre. The development of the site specific policies is set
out within the Overview and Audit Trail report.1

1

Overview and Audit Trail Report (WDC, June 2012)
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2. Problem identification – why is a masterplan needed?
2.1 In 2004 David Lock Associates undertook a detailed analysis of the current
situation within High Wycombe urban area to identify issues with how the current
urban area was working and potential areas for improvement and change.2 The
analysis of the town focused on the four key areas.

(1) Understanding the structure of the town – David Lock Associates looked at
the historic development of the town and how this had been altered and
affected negatively by the re-configuration of the town centre highway
network, noticeably the construction of the Abbey Way flyover and Archway.

(2) Movement to and through the town – Analysis was undertaken of the
transport and movement patterns through an examination of the highway
network, public transport systems and pedestrian & cycle connections. David
Lock Associates concluded that the current road network encourages freeflowing through movements to the considerable detriment of the quality of the
town centre environment, separating the core of the town centre from major
development sites and creating a hostile environment for pedestrians.

(3) The role of nature in the town – The report identified three major
environmental assets that have become devalued and need to be
rediscovered:
•

The chalk streams of the River Wye and Hughenden Stream

•

The wooded crests to the ridges and hills lining the valley

•

The Rye and other areas of green space that border the town
centre but are cut off

(4) The Drivers of Change – David Lock identified future major development
proposals which together are considerably more extensive than the area
currently perceived to the town centre and which had the potential to
transform the status and performance of the town centre. Some of these sites
have now been developed, including Eden, Sainsburys and the railway
station but all sites, existing and to be developed, need to be planned for in a

2

Part Six: Analysis and Issues –A Vision for High Wycombe: High Wycombe Master Plan
(August 2004, David Lock Associates)
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coherent and coordinated manner which brings benefits to the wider town
centre.

2.2 Through this analysis, a number of issues were identified that could be tackled
through the development of a masterplan for High Wycombe. These are as
follows:
1. Image – High Wycombe has a poor image among its neighbours and
visitors
2. Structure – There is no clear picture of how the structure of the town
should evolve
3. Movement – Movement by all modes is unsatisfactory, with the needs of
the car taking precedence over other users
4. Functional and Physical Separation – The town has been disintegrating
into separate developments that together add up to less than the sum of
their parts
5. Inheritance – Lack of value is given to historic, cultural and environmental
assets
6. Pressure – There is strong development pressure from immediate
development aspirations

2.3 Building on the work undertaken in 2004 and subsequent changes within the
town centre since then, further challenges and opportunities have been identified
within the town centre.

2.4 Fig.2 below illustrates the strengths of the town centre which include its valley
bottom setting and views of the church tower. There are important opportunities
to link the outlying green river valleys through the town centre and to strengthen
accessibility for pedestrians.

7

Fig. 2 Town Centre Strengths & Opportunities

2.5 Fig. 3 below identifies the weaknesses and threats within the town centre, in the
form of severance caused by the current highway network, and the poor quality
links within the surrounding development and natural environment.
Fig. 3 Town Centre Weaknesses & Threats
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2.6 By identifying existing problems and threats, this assists policy-makers and
decision makers in the development of policies and proposals which help to
address these issues.

9

3 Historic option generation & assessment – Wycombe Core Strategy
3.1 This chapter sets out the different options and proposals for addressing the
problems identified which were developed and appraised during the preparation
of the Wycombe Core Strategy. Public consultations during in the preparation of
the Core Strategy were undertaken under the banner of “Imagine the Future”.

David Lock assessment of strategic options (2004)
3.2 Following on from the analysis of the existing town and the identification of issues
(as set out in Chapter 2), Part Seven: Strategic Options of the David Lock
Associates report set out the strategic options for action to address the issues
identified. Given the nature of the issues identified, in particular the negative
impact of the existing highway network, the options generated focused on
potential changes to the highway network and the report recognised that “most
emphasis has been placed on the potential to change the movement network in
the town centre because this is perceived to be critical to the whole vision for the
town.”3

3.3 Table 1 below summarises the strategic options considered and the results of
their appraisal.
Table 1 Summary of Strategic Options Appraised by David Lock Associates (2004)
Option Reviewed
Outcome of Appraisal
(A) Status quo / “Do- Not considered to deliver any benefits in the context of
nothing”
the vision for High Wycombe & the need to integrate
- retention of the elevated
major development proposals to the south & west of
section of Abbey Way
Abbey Way
- Option is not felt to be acceptable & a new solution
to through traffic is sought
(B) Wider ring road
- push the through traffic
out to a more clearly
defined ring road system
for the town

-

-

-

Topography of the town constrains possible alignments,
with steep valley sides pushing down close to the town
centre
Location of the Rye and its sensitivity means that this
sector of the town has no simple options to incorporate
a ring road on a wider alignment
Alignment of the railway on the north side of the town
centre poses alignment constraints on that side
The limited development of the town as an industrial
th
location in the 19 century means that residential areas
come very close to the town centre with their relatively
high land values, & there is no legacy of obsolete
industrial land close to the town centre to facilitate a new
road alignments

3

A Vision for High Wycombe: High Wycombe Master Plan (David Lock Associates; August
2004) Part Seven: Strategic Options, p.4
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Option Reviewed

Outcome of Appraisal
- There are routes towards the periphery of the town that
could (and do) capture some of the through traffic but
they are too far out to capture much more and they pass
through residential areas sensitive to road
improvements
- Alignments too close in to the town centre could repeat
the problems of di-integration from which the town
suffers today
- Considered & dismissed

DIVERSION OF ABBEY WAY
(C) Extension of flyover
- greater extent of grade
separation – effectively
extending the elevated
section of Abbey Way to provide better pedestrian
connections at the
Abbey Way/ Archway &
Marlow Hill junctions
(D) Bury the road in a
tunnel

-

(E) Bridge Street
- new route & diverted
traffic would use Bridge
Street to reconnect to
Oxford Road

-

-

(F) Westbourne Street –
New Western Street
- reconnection of
Westbourne Street with
Oxford Road

-

(G) Lily’s Walk - Eastern
connection continued on
the existing line of the slip
road from Abbey Way
- reconfigured to carry
two-way traffic (with or
without demolition of the
Abbey Way structure)
(H) Queen Alexandra Road
(QAR)
- traffic from east diverted
along QAR and new

-

-

Big city solution for a small town problem
Very detrimental to the historic character &
environmental quality of what remains a domestic
scaled place
Considered & dismissed

Would overcome the visual impact of the road and any
extension of the elevated section
Complexity of accesses would remain
Severe environmental impact of two or more tunnel
portals out of scale with the heart of the town
Little prospect of the river being restored in anything like
a naturalistic way
Considered & dismissed
Would require two conditions to be satisfied
1. Improvement of the street & junctions
2. Relocation of proposed bus station from this
location
Would permit the simplest onward connection to
Bellfield Road & the Hughenden Valley
Preferred approach
Would require demolitions of privately owned car
parking structures and loss of mature tress
Topography an issue in this location
Would require diverted traffic to use part of the retail
area on Desborough Road which would be detrimental
to the commercial life of the existing street
Considered & dismissed
Road would continue to divide the TCR site (now Eden)
& the University College / Gas Works sites
Considered & dismissed

Allows the whole section of Abbey Way from the Marlow
Hill roundabout to Bridge Street to be removed
Would enclose all of the development sites within an
expanded town centre

11

Option Reviewed
connection to
Desborough Road
across the Gas Works
site & University College
site

Outcome of Appraisal
- Consider further

(I) Queen Alexandra Road
(QAR)
- new connection with
Desborough Road
alongside western edge
of site
(J) Temple Street
- direct link from QAR to
Archway / Abbey Way
junction

-

Gas Works site is kept intact
Some topographical issues
Consider further

-

Gradient issue could be further addressed
Lack of connections with Desborough Road
Would sever the main town centre regeneration site
Only limited traffic relief at Archway / Abbey Way
junction. Prospect of pedestrian priority would be limited
Retain emphasis on Archway as main northward
connection
Considered & dismissed

DIVERSION OF ARCHWAY
(K) Archway
- All traffic diverted into
Bellfield Road from
Archway

-

-

(L) Archway
Traffic flow split so that only
the northbound flow uses the
existing Bellfield Road arch
- new connection required
across Dovecote site for
the southbound flow,
using the existing
viaduct arches in
Archway

-

(M) Archway
North-south traffic flow could
be split with the decision
point being the junction to
the south west of the
Morrison site
- to avoid traffic constraint
of Bellfield Road arch
but to still relieve
Archway / Abbey Way /
Oxford Road junction of
some its traffic

-

(N) Archway
Create capacity at the tunnel
under the railway at Bellfield
Road by building a second
tunnel
EASTERN TOWN CENTRE
(O) Easton Street

-

Arch beneath the railway embankment in Bellfield Road
has limited capacity and could be the cause of
congestion, particularly at peak hours
Considered & dismissed

Allows for greater traffic capacity
Greater proportion of the space to be devoted to
development and to the improvement of the public realm
Preferred approach

-

Compromise option
Would still leave Archway as part of the network, albeit
downgraded, and would compromise pedestrian
improvements at the viaduct and at the Archway / Abbey
Way / Oxford Road junction
Considered and dismissed

-

Very expensive
Considered and dismissed

-

significant benefits in Marlow Place (Abbey Way
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Option Reviewed
- all traffic diverted to use
Easton Street two-way &
QVR would be closed to
through movements

Outcome of Appraisal
gyratory) and would reinforce the civic and cultural heart
of the town centre
- Easton Street would be reintegrated with High Street on
the south side
- junction with Amersham Hill would be difficult to
configure and to make safe, particularly for HGVs
approaching down the hill
- general traffic movements at this end of the town centre,
assuming continuity of the A404, would be made more
circuitous
- Considered and dismissed

(P) Queen Victoria Road
- Queen Victoria Road/
A404 route is maintained
with two way traffic
- part of Easton Street is
closed to general
through traffic
movements but open to
two-way bus movements
- access to Easton Street
car park has to be
maintained, so the east
end of Easton Street is
reconfigured for two-way
access traffic only
(Q) Easton Street & Queen
Victoria Road
- all the streets are
returned to two way
operation

-

-

-

-

-

Integration with High Street is facilitated by a wide
crossing and much simplified junction at the west end
Marlow Place gets no significant benefits in this option
as all the traffic now approaches on the existing arm,
though the eastern part of Abbey Way would have a
traffic reduction, facilitating onward pedestrian
movements to the Rye
Preferred approach

Spreads the traffic flows across this part of the network
and reduces adverse impacts in any one spot
All arms of the network should see reduced traffic flows
and speeds, facilitating more crossing points and
greater pedestrian priority
All existing arms of the Marlow Hill junction will continue
to accommodate traffic, reducing the potential for radical
change
Complexity of the junctions may have an adverse impact
on pedestrian capacity
Consider further

3.4 The David Lock report concluded that “…The solution that would appear to be the
most effective in terms of achieving the objectives of minimising the impact of
traffic in the town centre and reducing the adverse effects of separation and
segregation is diversion of Abbey Way on a Bridge Street to Marlow Place
[existing Abbey Way gyratory] alignment and diversion of Archway via Bellfield
Road and a gyratory.”4

Developing the masterplan further (Peter Brett Associates, 2005)

4

A Vision for High Wycombe: High Wycombe Master Plan (David Lock Associates; August
2004) Part Seven: Strategic Options, p.13
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3.5 In 2005 further work was undertaken by Wycombe District Council, building on
the vision and masterplan drawn up by David Lock Associates.5 In summarising
the work by David Lock Associates, a stated objective of this stage of work was
“…to find ways to accommodate traffic passing through our urban area in ways
that do not compromise the qualities of our environment.”6

3.6 Prior to this work (but following the 2004 David Lock report) planning permission
was granted for the development of the town centre regeneration site (Eden). In
granting permission, this set the location of the new bus station on the eastern
side of Bridge Street. This did not fulfil the assumptions of option E in Table 1
above, which required the relocation of the proposed bus station from Bridge
Street. Therefore other options previously dismissed were now reconsidered,
notably the use of the reconnected Westbourne Street with Oxford Road (option
F).

3.7 In addition Option M, which gave traffic a split option of using Archway or Bellfield
Road, was reintroduced as a potential option, as a level of accessibility was
required to be maintained to the Eden car park and service yard at the junction of
Archway and Abbey Way.

3.8 The 2005 report identified potential phases of delivery and specific projects that
could be implemented in order to deliver the masterplan. This study investigated
5 separate options to reconfigure the highway network within the town centre, in
addition to the base option, informed by transport modelling and assessment
work undertaken by Peter Brett Associates7. Some of the potential highways
infrastructure changes shown in the options were tested using the County
Council’s CONTRAM traffic model.

3.9 Table 2 below summaries the options considered and the results of the appraisal
by Peter Brett Associates.
Table 2 Summary of Options Appraised by Peter Brett Associates (2005)
5

Re-shaping High Wycombe: Stage Two of Developing a Masterplan for High Wycombe
(September 2005, WDC)
6
Re-shaping High Wycombe: Stage Two of Developing a Masterplan for High Wycombe
(September 2005, WDC) p.9
7
Re-shaping High Wycombe: Stage Two of Developing a Masterplan for High Wycombe –
Reconfiguring Highway Infrastructure Options Paper (Peter Brett Associates, September
2005)
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Option Reviewed
Base Option
- on today’s highway
network with
modifications associated
with various
developments but no
structural changes
Option 1
- removing Archway,
leaving Abbey Way

Outcome of Appraisal
- Average journey times for this option will increase by
some 34% over the next 10-15 years
- Traffic is displaced to other roads in the area
- Option is not felt to be acceptable & a new solution
to through traffic is sought

-

Option 2
- a new link road between
Queen Alexandra Road
& Desborough Road,
and the downgrading
(but retention) of Abbey
Way

-

Option 3
- New link road between
Queen Alexandra Road
& Desborough Road,
maintenance of an atgrade road on Lily’s
Walk, but closure of
elevated section of
Abbey Way & closure of
the northern link on
Marlow Hill gyratory.

-

Option 4
- similar to 3 but closing
the southern link at the
Marlow Hill gyratory

-

-

-

-

-

-

Option 5
- Similar to 3, but
removing the at-grade
Lily’s Walk link

-

-

-

3.10

Not tested with traffic model
Without the link road from Queen Alexandra Road &
Desborough Road it gave no long term potential to
meeting the objective of removing the physical barrier
presented by the elevated section of Abbey Way
Considered & dismissed
Assessed using the Wycombe Transport Model for a
future year of 2017 & includes the same land use and
network assumptions as the base option
Average journey times for this option will increase by
some 29% over the next 10-15 years, i.e. a better
outcome for traffic flows than the base option
Traffic is displaced to other roads in the area
Consider further
Assessed using the Wycombe Transport Model for a
future year of 2017 & includes the same land use and
network assumptions as the base option
Average journey times for this option will increase by
some 34% over the next 10-15 years, i.e. a better
similar results to the base option
Traffic is displaced to other roads in the area
Consider further

Not tested with traffic model
Less beneficial arrangement of traffic at Marlow gyratory
with regard to its future potential use as a public urban
green space
Expected that results would be similar to option 4 & 6
Considered & dismissed

Assessed using the Wycombe Transport Model for a
future year of 2017 & includes the same land use and
network assumptions as the base option
Average journey times for this option will increase by
some 34% over the next 10-15 years, i.e. a better
similar results to the base option
Traffic is displaced to other roads in the area
Consider further

The report concluded that “results of the initial modelling indicate that the

base option with infrastructure changes associated with individual developments
will actually suffer more traffic delays than any of the other options (34%)
increase. All of the options, however, do have increases in journey times of some

15

30-35% for the modelled forecast year of 2017, but are all fairly comparable…On
the basis of these initial results options regarding the removal of Abbey Way
cannot be ruled out and further investigation is warranted.”8

3.11

The report also concluded that in terms of pedestrian accessibility, options

which included the removal of Arch Way and Abbey Way offered a significant
improvement to reconnecting routes between town centre attractors, creating a
better environment with less noise, pollution and traffic. For these reasons the
report considered the options in which Archway and Abbey Way were removed to
be the best solutions to deliver the wider community objectives listed in the
masterplan vision.9

Option appraisal undertaken in preparing the Core Strategy
3.12

The work undertaken by David Lock Associates and Peter Brett Associates

was used to inform the proposals being considered through the development of
the Council’s Core Strategy. Table 3 sets out how the proposals and policies for
the town centre were developed and appraised and how the results of these
appraisals informed the final policies included within the submission Core
Strategy.

8

Reshaping High Wycombe Stage 2 in Developing a Masterplan for High Wycombe:
Reconfiguring Highway Infrastructure Options Paper (PBA; September 2005); Chapter 3
Generating & Evaluating Options, para. 3.8
9
Reshaping High Wycombe Stage 2 in Developing a Masterplan for High Wycombe:
Reconfiguring Highway Infrastructure Options Paper (PBA; September 2005); Chapter 4
Conclusions, para. 4.4.
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Table 3 - Development of town centre options within the Core Strategy
Policy Stage / Document
Proposed Approach
and/or Policy
Results of Sustainability
Appraisal
Outcome from
consultation
Policy Stage / Document
Proposed Approach
and/or Policy

Imagine the Future Part 1 (March – June 2004)
Public workshops to explore “A Masterplan for High Wycombe Town – towards a long term vision”
Not undertaken at this stage.
Top three issues identified:
Transport – concerns over congestion in the town and parking
Environment – more green spaces and in particular, promote use of the river
Safety/Community – promote use of town by the community in a safe environment
Imagine the Future Part 2 Issues & Options (Oct 2004)
Regeneration / Area Options – High Wycombe Map 1 Town centre road network
Option under consideration – Safeguard potential for new improved roads linking bottom of Marlow Hill to Oxford Road to
the south BCUC site and Town Centre Redevelopment site, and on to Archway. Downgrade/remove traffic from Abbey Way
and Archway with new use of space for public space/ development / public transport / cycling.
a)
b)
c)

Reason for option – To enable better integration of new retail developments with remainder of town centre and possible
creation of new public spaces.

Results of Sustainability
Appraisal
Outcome from
consultation

Not undertaken at this stage. Imagine the Future 2 information pack contained Scoping Report and draft objectives for the
Sustainability Appraisal framework.
Seven comments received specifically on masterplan. Comments generally supportive of addressing road
improvements/new links to integrate the town, where these genuinely improve traffic flows. One comment suggests that this
could be linked to re-opening of the River Wye where it is culverted through the town; another comment stated that there
are implications for the Wye Community Centre if fly-over was removed and this would need addressing.

Policy Stage / Document

WDF Core Strategy Issues & Options Report (May 2005)
Working Sustainability Appraisal of the WDF Core Strategy DPD – Detailed Appendices Document (May 2005)
Option C1 High Wycombe Town Master Plan Area
Identified High Wycombe town centre as a “possible area of major change and new infrastructure” with “major infrastructure
linked to the provision of a new university. Other uses could include retail, commercial leisure, employment, residential, car
park, community and open space. Also includes major revisions to the highway network.”
•
Social objectives: 3x +. The major regeneration of the town centre and other central areas is likely to improve the built

Proposed Approach
and/or Policy
Results of Sustainability
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Appraisal
•

•

•

Outcome from
consultation
Policy Stage / Document
Proposed Approach
and/or Policy

Results of Sustainability
Appraisal

environment, services and facilities and the quality of life for local residents and those using the town centre.
Environmental objectives: 2x +. Would encourage the best use of previously developed land. Highway changes would
improve the environment of the town centre, especially linkages to new town centre. Also environmental improvements
in Hughenden Corridor through the regeneration of sites and highway changes. Impact on congestion unknown.
Economic objectives: 2x +. Regeneration of town centre would raise the profile of the town / District and could increase
its reputation as a desirable location for business and create job opportunities. New university would improve education
facilities and scope for skills improvements.
Mitigation Measures required: Transport testing / modelling required

There were two responses received in support of the High Wycombe Masterplan work.
Imagine the Future Part 3 WDF Draft Core Strategy (Preferred Options) (September 2005)
Draft Final Sustainability Appraisal of the WDF Draft Core Strategy (September 2005)
Policy 1: High Wycombe Principles
Policy 2: High Wycombe – Areas of Change
High Wycombe Town Centre
1. University College – Provision of a consolidated and expanded university college together with supporting student
accommodation
2. Pedestrians – Create a coherent and continuous pedestrian movement environment integrating the existing town
centre with Eden and surrounding areas
3. Integrated Transport – Secure changes to the road network, location of car parks and traffic management that
assist in delivering improved pedestrian integration (see above) cycle and bus priority, and deliver a high quality
interchange facility at the railway station
4. Focus – Make the town centre the focus for retail expansion and other town centre uses including leisure, office,
hotels and arts/entertainment, though mixed use development, incorporating residential development
5. Environment – Take up opportunities to enhance the environment and public realm including:
•
opening of the River Wye
•
create gateways to the town centre through the use of buildings and landscape and new civic space
Policy 1: High Wycombe Principles
•
Social – Would result in policy which increases accessibility to good range of services and facilities within the town as
well as general improvements in the facilities and town environment which is likely to have resultant on benefits to the
community.
•
Environmental – Much of the impact is unclear as policy is not site specific however does aim to promote a High
Wycombe with a sense of place and is likely to result in an improved urban landscape.
•
Economic – Policy would result in consolidated BCUS within the town centre would maximise further education
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•

facilities as well as promotion of town wide regeneration which would impact on deprived areas within the town.
Mitigation measures – Consideration should be given to environmental implications of any development at the
allocations and individual planning application stages to ensure no negative impacts on the Environmental objectives.

Policy 2: High Wycombe – Areas of Change
•
Social – Seeks to strongly address accessibility issues within and to and from the town, while having potential positive
effects on the general well being and health of the community.
•
Environmental – Policy seeks to improve sustainable transport to and within the areas of the town as well as making
provision for renewable energy focused development in the M40 Gateway and environmental improvements to the town
centre, Desborough and Hughenden areas.
•
Economic – Improvements in the environment of the areas of change would be likely to increase the town’s reputation
and standing as a business location as well as its attractiveness to visitors and levels of economic polarisation.
•
Mitigation measures – Much of the impact of the policy on environmental aims would be dependent on the implications
of the site specific development and should be considered at the allocations and individual planning application stages.

Outcome from
consultation
Policy Stage / Document
Proposed Approach
and/or Policy

•

General support expressed for the Principles for High Wycombe town centre. General agreement that High Wycombe
needed to be improved. Support for mention of waterways in town centre (River Wye and Hughenden Stream).
WDF Submission Core Strategy DPD (April 2006)
Final Sustainability Appraisal of the WDF Submission Core Strategy DPD – Detailed Appendices Document (April 2006)
Policy 5: High Wycombe – Principles
Policy 6: High Wycombe Key Areas of Change - (1) High Wycombe Town Centre
a) Focus – Make the town centre the focus for retail activity and other town centre uses including leisure, office, hotels and
arts/entertainment through mixed use development, incorporating as appropriate residential development.
b) University College – Development of the university college
c) Pedestrians – Create a coherent and continuous pedestrian movement environment integrating the existing and
expanded town centre and surrounding areas
d) Integrated Transport – Secure changes to the road network, location of car parks and traffic management that assist in
delivering improved pedestrian integration, cycle and bus priority, and deliver a high quality interchange facility at the
railway station
e) Environment – Realise opportunities to enhance the environment and public realm including:
•
opening up of the River Wye and Hughenden Stream, creating high quality river corridors that link a network of
urban open spaces within the town centre
•
create gateways to the town centre through the use of buildings and landscape
•
providing high quality streets and public realm
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Policy 18 Transport
(2) In particular the Council will work with the County Council and other relevant agencies to:
(c) Confirm the transport implications of the Masterplan vision for the centre of High Wycombe, the principles of which are
included in Polices 3 and 4, and deliver a clear transport strategy that supports the planned improvements.

Results of Sustainability
Appraisal

Policy Stage / Document
Proposed Approach

Policy 1: High Wycombe Principles
•
Social – Would result in policy which increases accessibility to good range of services and facilities within the town as
well as general improvements in the facilities and town environment which is likely to have resultant on benefits to the
community. Seeks to address deprivation and also indicates the town as a focus for housing development.
•
Environmental – Overall positive impact on the environment although much of the impact is unclear as policy is not site
specific however does aim to promote a High Wycombe with a sense of place and is likely to result in an improved
urban landscape and biodiversity.
•
Economic – Policy would result in consolidated BCUS within the town centre would maximise further education
facilities as well as promotion of town wide regeneration which would impact on deprived areas within the town.
Highlights the town as a focus for economic regeneration.
•
Mitigation measures – Consideration should be given to environmental implications of any development at the
allocations and individual planning application stages to ensure no negative impacts on the Environmental objectives.
Policy 2: High Wycombe – Areas of Change
•
Social – Seeks to strongly address accessibility issues within and to and from the town, while having potential positive
effects on the general well being and health of the community. Improved environment and new open space would assist
with crime and health objectives.
•
Environmental – Policy seeks to improve sustainable transport to and within the areas of the town as well as making
provision for renewable energy focused development in the M40 Gateway and environmental improvements to the town
centre, Desborough and Hughenden areas.
•
Economic – Improvements in the environment of the areas of change would be likely to increase the town’s reputation
and standing as a business location as well as its attractiveness to visitors and levels of economic polarisation.
Retention / development of core areas for business would assist with economic growth and diversity.
•
Mitigation measures – Much of the impact of the policy on environmental aims would be dependent on the implications
of the site specific development and should be considered at the allocations and individual planning application stages.
Proposed Pre-Examination Changes to the Core Strategy (February 2007)
Sustainability Appraisal of the Proposed Pre-Examination Changes to the Core Strategy
In updating the final Sustainability Appraisal, the Council considered whether appraisal of all realistic alternatives to the
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and/or Policy

Results of Sustainability
Appraisal

policies of the submitted Core Strategy and the proposed pre-examination changes had been carried out. Where options
had been identified which had not previously been subject to sustainability appraisal, these were included within
Policy 18(c) Transport High Wycombe Masterplan two further options were appraised – Alternative A: Retain Existing
Structure and Alternative B: Implement Potential Structure.
Alternative A
•
Social – Would retain current route of A40 which divides the town centre and restricts accessibility
•
Environmental – Retention of routes of existing roads restrict opportunities for environmental improvements
•
Economic – Would retain current roads which divide the town centre and damage the town’s economy and restrict
opportunities for redevelopment for a range of town centre uses
Alternative B
Social – Policy would improve accessibility between services and facilities across the town centre and support
opportunities for residential development
•
Environmental – Rerouting of roads which currently divide the town centre will enable improvement of the town centre
environment and offer potential to integrate best environmental practice into the design of new roads.
•
Economic – Rerouting of roads will create an enlarged town centre which can bring new investment and economic
benefits.
•

21

3.13

In April 2006, the Wycombe Core Strategy was submitted to central

government and was subject to an Examination in Public in November December 2007. Included within the Submission Core Strategy was Policy 6
which identified four Key Areas of Change within the town (High Wycombe town
centre, Desborough Area, Hughenden District and M40 Gateway). Part 6(1) of
the policy set out the vision for the town centre, including the provision of an
alternative cross-town route.

3.14

The Inspector’s report on the Core Strategy found that re-routing the

combined A40/A4128 was an ‘entirely supportable objective’10 but that ‘the
evidence base does not yet confirm that satisfactory re-routing of this heavily
used and important A road can be achieved within that or any timescale, or even
at all.’11 In conclusion the Inspector recommended the deletion of the proposals
for the town centre [Policy 6(1), Figure 4.3 and paragraphs 4.28 to 4.31] whilst
approving the other three Key Areas of Change, leaving the Council with the
option of bringing forward a ‘separate, more convincingly founded town centre
strategy – one capable of dealing with the divisive effects of the elevated road
while also demonstrating its soundness.’

12

As the Local Development Scheme

did not propose bringing forward an Area Action Plan for the Town Centre, the
Inspector concluded that the Site Allocations DPD would be the most appropriate
document to include revised proposals.13

10

Inspectors Report on the Examination of the Wycombe Core Strategy
The Planning Inspectorate); paragraph 3.20
11
Inspectors Report on the Examination of the Wycombe Core Strategy
The Planning Inspectorate); paragraph 3.21
12
Inspectors Report on the Examination of the Wycombe Core Strategy
The Planning Inspectorate); paragraph 3.26
13
Inspectors Report on the Examination of the Wycombe Core Strategy
Planning Inspectorate); paragraph 3.27

DPD (May 2008,
DPD (May 2008,
DPD (May 2008,
DPD (May 2008, The
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4 Option generation & assessment – Delivery & Site Allocations Plan
4.1 Following the deletion of Policy 6(1) from the Core Strategy, the Council has
undertaken significant technical work and option appraisal to inform the inclusion
of polices relating to the town centre masterplan within the Delivery & Site
Allocations Plan. This chapter sets out an audit of the development of this
appraisal work the related policies contained within the Delivery & Site
Allocations Plan.

4.2 The Council has undertaken significant stakeholder engagement through the
development of the town centre proposals, both within formal consultation
periods and as part of an on-going process. This engagement has informed the
technical work undertaken and the approach to delivery that has emerged
through the plan making process. Where stakeholder input has been given in
relation to specific sites, this is set out within the Overview and Audit Trail
report.14

Preferred Options Site Allocations – 2007
4.3 The Preferred Options version of the site allocations document was published in
February 200715. Because the Core Strategy at the time included the strategic
proposals for the town centre, the Site Allocations document concentrated on site
specific proposals within the town centre. The development of these site specific
policies is set out within the Overview and Audit Trail report.16

DSA Update Consultation – 2009
4.4 Having established that the removal of Abbey Way flyover and Archway would be
the best solution to achieving the town centre objectives (as set out in Chapter 2),
work to inform the 2009 draft Delivery & Site Allocations document appraised a
variety of options for road network changes. Options for infrastructure
requirements and traffic management issues were developed for separate
geographical areas of the town centre and then traffic modelling was undertaken
to identify the extent to which, if any, elements of the masterplan package would
14

Overview and Audit Trail Report (WDC, June 2012)
The Wycombe Development Framework Goes Site Specific: Preferred Options Site
Allocations DPD (WDC, February 2007)
16
Overview and Audit Trail Report (WDC, June 2012)
15

have negative impacts on traffic movement within the town.17 Work was also
undertaken to identify the costs of infrastructure provision.18 This appraisal work
helped develop five options for implementation which were then subject to
appraisal through the Sustainability Appraisal framework.19 Table 4 sets out a
summary of the results of these appraisals.
20

Table 4 Summary of results from 2009 Sustainability Appraisal
Impact on Objectives
Option
Social
Environmental

Economic

Preferred Option Removal of Abbey Way
flyover, downgrading of
Archway and provision of
alternative A40 route via
Queen Alexandra Road/
Gas Works link road/
Desborough Road

This policy has
potential to have
very positive impact
on achieving social
objectives.

This policy has
potential to have a
very positive impact
on environmental
objectives.

This policy has
the potential to
have a positive
impact on
economic
objectives.

Option 1 limited reduction
of Abbey Way Flyover to
single carriageway or bus
only route (remains
elevated)

This policy has
limited potential to
have a positive
impact on social
objectives as it
does not
completely remove
the causes of the
problems identified.
This policy has
limited potential to
have a positive
impact on social
objectives as it
does not
completely remove
the causes of the
problems identified
Overall positive in
achieving social
objectives.

Some positive impact
on environmental
objectives but limited
due to retention of
through traffic.

This policy has
the potential to
have a positive
impact on
economic
objectives.

Limited positive
impact as cause of
problems is not
removed.

This policy has
the potential to
have a positive
impact on
economic
objectives.

Overall positive in
achieving
environmental
objectives but some
limitations due to
retention of gyratory.
Overall positive in
achieving

Overall positive
in achieving
economic
objectives.

Option 2 – Creation of an
alternative A40 route
through the Gas Works
site but with the retention
of Abbey Way Flyover

Option 3 – Retention of
Abbey Way Gyratory

Option 4 - Alternative
traffic management

Overall positive in
achieving social

Overall positive
in achieving

17

Wycombe Transport Model: Town Centre Masterplan Tests Technical Note (Halcrow,
March 2009); Wycombe Transport Model: Town Centre Masterplan (BCC, March 2009)
18
High Wycombe Town Centre Masterplan: Infrastructure Cost Estimate (PBA, March 2009);
Delivering the Town Centre Masterplan Background Paper (WDC, June 2009)
19
The Sustainability Appraisal Framework was established in 2005 (Sustainability Appraisal
of the Wycombe Development Framework Scoping Report (WDC, January 2005) and
updated in 2011 (Sustainability Appraisal of DPD for the Wycombe Development Framework
– Scoping Report Update (WDC, September 2011)
20
Sustainability Appraisal of the Wycombe Development Framework – Delivery & Site
Allocations Document Update Consultation (WDC, June 2009)
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Option
options in Bridge
Street/Desborough
Road/Westbourne Street
area and in Queen Victoria
Road/Easton Street area
(with the removal of Abbey
Way flyover, downgrading
of Archway and provision
of alternative A40 route via
Queen Alexandra Road/
Gas Works link road/
Desborough Road.

Impact on Objectives
Social
objectives.

Environmental
environmental
objectives.

Economic
economic
objectives.

The Preferred Approach
4.5 The results of this appraisal demonstrated that those options which included the
removal of Abbey Way flyover (and to a lesser extent Archway) contributed more
significantly to the achievement of the objective of sustainable development, than
those options which proposed their retention. The transport assessment work
undertaken identified that predicted levels in vehicle trips to 2026 as a result of
planned growth across the district would result in increased levels of congestion
within the town centre. The addition impact on vehicular movements following the
implementation of the proposed masterplan package of highway changes and
traffic management measures was felt to be acceptable against the
environmental benefits experienced by users of town centre facilities.21 The
identified approach was then translated into four policies within the draft Delivery
and Site Allocations document.

Draft DSA policies
4.6 Policy HWTC1 High Wycombe Town Centre Vision set out the revised vision
which aimed to: (1) reflect the aspirations and vision for the town as set out by
David Lock Associates and which had been widely supported during the earlier
stages of consultation; (2) reflect the development of our thinking; and (3) reflect
the strategic objectives of the Core Strategy and South East Plan.

4.7 Policy HWTC2 Principles for Delivering the Vision reflected these wider
objectives in more detail in relation to the context of the town centre and set them
out under the following headings – Focus; Economic success; Integrated
Transport; Connectivity; Environment; and Long Term Vision. Policy HWTC3
21

Delivering the Town Centre Masterplan Background Paper (WDC, 2009)
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Delivering the Town Centre Vision in Detail which set out the policy requirements
for how the masterplan for the town centre would be delivered under the policy
headings of (a) Town Centre Site Allocations; (b) Transport Proposals; (c) Open
Space / Walking & Cycling; (d) New retail / frontages policies; (e) New focus for
town centre office development. These three policies HWTC1, HWTC2 and
HWTC3 were appraised as part of the Sustainability Appraisal undertaken as set
out in Table 4.

4.8 Policy HWTC4 Funding the Town Centre Vision addressed the issues of site
contributions to the delivery of the masterplan and other funding sources and was
subject to a separate Sustainability Appraisal.22 The preferred approach for the
policy was found to have an overall positive effect against achieving the social,
environmental and economic objectives of the SA framework.

Feedback from consultation
4.9 The policies set out above were subject to consultation as part of the public
consultation on the Delivery and Site Allocations Update Consultation DPD in the
summer of 2009. A detailed summary of the individual responses received is set
out in Appendix 3. In summary, the main issues raised were:
•

The majority of respondents expressed support for the vision, with
suggestions of additional principles to include and specific areas of the
town were respondents felt action was required.

•

In particular there was support for the de-culverting of the River Wye
through the town centre. There was a lack of support for any water
features representing the river corridor.

•

Concern was raised regarding the impact of changes to the road network,
including:
o

The impact of the alternative route on adjacent properties and
communities

o

Maintaining accessibility to the town centre and services

o

The potential for increases in traffic congestion within the town
centre

22

Sustainability Appraisal of the Wycombe Development Framework – Delivery & Site
Allocations Document Update Consultation (WDC, June 2009)
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•

Specific comments relating to the routing of public transport through the
town, with some in favour and some against proposed one-way bus loop
around the town centre

•

Concerns were raised regarding the deliverability of the proposals, in
particular in relation to the availability of funding and the timing / phasing
of delivery

27

DSA Update Report - 2010
4.10

Taking into account the comments received through the consultation in 2009

and on-going engagement with stakeholders, further technical and appraisal work
was undertaken to refine the proposals and to inform and support the preferred
approach. Elements of technical work undertaken included:

•

Further traffic modelling and highway design work to assess further
the impacts of changes to the existing highway network 23

•

Further design and assessment work of the Gas Works Link Road24

•

Refinement of expected costs and the production of a funding
strategy, including the identification of future funding sources

•

Further assessment of the financial valuation and deliverability of town
centre development sites25

4.11

•

Feasibility study of the de-culverting of the River Wye26

•

Refinement of phasing and delivery timescales

Discussions with main town centre stakeholders, including site owners and

service providers (such as the emergency services) were undertaken to identify
concerns and to ensure that the technical work being commissioned would act to
address their concerns.

4.12

Further work was also undertaken to identify the impacts and benefits of the

masterplan proposals through the development of town centre objectives and an
assessment framework to assess how far delivery scenarios go in achieving the
objectives. This included indicators to identify the economic impacts of the
proposals.

Developing town centre objectives and assessment
4.13

Specific town centre objectives had been evolving since work began on the

masterplan in 2004. In 2010 in line with the vision for High Wycombe they were

23

TNTC2 High Wycombe Town Centre Masterplan Update (Halcrow & BCC, May 2010)
Gas Works Link Option Identification and Analysis (Jacobs, June 2010) Further information
on the development of proposals for the Gas Works Link Road is contained within the
Overview and Audit Trail Report – Policy HTWC13 Lily’s Walk (former gas works site)
25
High Wycombe Masterplan: Deliverability Assessment Update (Dobson Grey Ltd., March
2010)
26
River Wye De-culverting Feasibility Study (PBA, June 2010)
24
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further refined to help guide and shape the proposals and policies for the town
centre. The objectives reflect four areas of policy and strategy, plus the technical
work that has been undertaken since 2004. These four areas of work are:


A Vision for High Wycombe: High Wycombe Master Plan (David Lock
Associates, 2004)27



Policy CS3 of the Wycombe Core Strategy DPD



PPS4: Planning for Sustainable Economic Growth [and more recently the
National Planning Policy Framework28]


4.14

Wycombe District Council Sustainability Appraisal Framework

Appendix 1 shows how the principles of Core Strategy Policy CS3, the

objectives of the David Lock work, PPS4 and the Sustainability Appraisal have
fed into the objectives for the town centre and how they “fit together” to ensure
complementary and consistent outcomes and deliverables. It also notes where
the objectives have been adjusted in small ways to take into account work from
the updated evidence base and changing planning policy contexts.

4.15

In order to ensure that the assessment of the delivery scenarios against the

scheme objectives is not overly judgemental or impressionistic, a set of
performance criteria and indictors have been defined against which to measure
the performance of the intervention. Appendix 2 sets out these performance
indicators. The indicators have been derived from best practice, in particular
looking at past research projects and existing monitoring frameworks which have
been used by other authorities to assess the impact of schemes. Examples of
these include the Department for Transport Shared Space Project, DfT Mixed
Priority Routes Demonstration projects and CABE’s Paved with Gold29. For some
objectives it is difficult to quantify impacts (e.g. the improvement of the pedestrian
experience once the flyover is removed and environmental improvements
implemented). In these cases we have used experiences and results from other
similar projects to help understand the potential impact.
27

The David Lock report proposed an additional objective - “To secure the development of
large sites in the Hughenden Valley to the benefit of the whole town.” This has not been taken
forward within the objectives for the town centre as proposals for this area of town will be
progressed separately through the WDF and planning application process.
28
PPS4 has subsequently been replaced by the publication of the National Planning Policy
Framework (March 2012). However a number of its principles and objectives have been
subsumed into the NPPF.
29
DfT Shared Space Project Stage 1: Appraisal of Shared Space (MVA Consultancy, Nov
2009); Mixed Priority Routes Road Safety Demonstration Project – Summary Scheme Report
(DfT; Dec. 2008); Paved with Gold: The real value of good street design (CABE, 2007)

29

4.16

Some indicators were identified which can only be measured once the

scheme has been implemented. These will form part of the monitoring framework
that will be established as the scheme is implemented and will be used to judge
the success of the scheme and any mitigation measures required.

2010 Assessment of Options

4.17

Building on the options for highway changes identified previously in 2009, a

series of delivery scenarios were developed. The scenarios varied in the extent of
changes to the highway network, and included intermediate stages of delivery,
reflecting the scale of the task, the availability of funding and the need to monitor
and manage the impacts of the changes to the highway network.30 One
significant change for the delivery scenarios was for all, except Scenario A, the
timing of some public realm improvements, including the de-culverting of the
River Wye, was revised to be undertaken beyond the plan period (post 2026).
This change reflected the time required to undertake the substantial amount of
highway works necessary to facilitate de-culverting, and the identification of funds
associated with highway works and de-culverting.

4.18

Taking into account the results of the technical work undertaken, the delivery

scenarios were assessed through the framework. Appraisal Tables for each
scenario were populated.31 Table 5 sets out a summary of the assessment
results.

30

Chapter 4 Option Development and Appraisal – High Wycombe Town Centre Masterplan
Background Paper Update (WDC and TfB, June 2010)
31
The full Appraisal Tables of these options were set out in Appendix 3 of High Wycombe
Town Centre Masterplan Background Paper Update (WDC & TfB, June 2010); Sustainability
Appraisal of the Wycombe Development Framework – Delivery & Site Allocations Document
Update (June 2010)

30

Table 5 Summary of results from 2010 Option Appraisal
Delivery Scenario
A – Full Implementation









Provision of alternative A40 route, including
the implementation of the Gas Works link road
and Westbourne Street Link, and associated
traffic management measures
Removal of Abbey Way Flyover &
implementation of an at-grade single
carriageway
Removal of Archway and implementation of atgrade single carriageway
Implementation of traffic management
changes to the eastern town centre
Relocation of all existing land uses at Swan
Frontage
Provision of open space, including the deculverting of the River Wye at Swan Frontage
& Oxford Road roundabout

B – Comprehensive Implementation











Provision of alternative A40 route, including
the implementation of the Gas Works link road
and Westbourne Street Link, and associated
traffic management measures
Removal of Abbey Way Flyover
Archway retained in situ but downgraded to
single-carriageway
Reconfiguration of Abbey Way gyratory
Provision of eastbound bus lane, facilitating a
town centre bus loop
Royal British Legion &/or fire station relocated,
with Liberal Club retained in situ
Implementation of eastern town centre traffic
management changes
Provision of reduced open space
improvements at Swan Frontage and Oxford
Road roundabout (de-culverting of River Wye
only after 2026)

Potential effect of option on
SA objectives
-

-

-

-

Potential effect of option
on achieving town centre
objectives

Total

Infrastructure cost
of scenario 2011-26

30x +

90x +
This option has the
potential to have a
very positive impact.

£ 28M

27x +

87x +
This option has the
potential to have a
very positive impact.

£ 22.3M

Social objectives: 7x +
(across all timescales)
Environmental objectives:
8x + (across all
timescales)
Economic objectives: 5x
+ (across all timescales)

Social objectives: 7x +
(across all timescales)
Environmental objectives:
8x + (across all
timescales)
Economic objectives: 5x
+ (across all timescales)

Delivery Scenario
C – Interim Approach











Provision of alternative A40 route, including
the implementation of the Gas Works link road
and Westbourne Street Link, and associated
traffic management measures
Abbey Way flyover retained and de-dualised
to single-carriageway for bus-only & access
only traffic for Eden car park, plus visual and
environmental enhancements including
widening of the subway, planting, and
implementation of walking & cycling route
Archway retained in situ but downgraded to
single-carriageway
Reconfiguration of Abbey Way gyratory
Royal British Legion &/or fire station retained
until alternative sites & funding available, with
Liberal Club retained
Implementation of eastern town centre traffic
management changes
Provision of reduced open space
improvements at Swan Frontage & Oxford
Road roundabout (de-culverting of River Wye
only after 2026)

D – Do Minimum








Provision of alternative A40 route, including
the implementation of the Gas Works link road
and Westbourne Street Link, and associated
traffic management measures
Abbey Way flyover retained and de-dualised
to single carriageway for general traffic plus
visual and environmental enhancements
including widening of the sub-way,
replacement of concrete parapets with more
light-weight crash barriers and planting, and
implementation of walking & cycling route
Archway remains dual carriageway
All land uses at Swan Frontage retained in situ
Abbey Way gyratory remains

Potential effect of option on
SA objectives
-

-

-

-

Potential effect of option
on achieving town centre
objectives

Total

Infrastructure cost
of scenario 2011-26

16x +
2x -

57x +
2x –
This option has the
potential to have a
positive impact but
does have some
negative impact (no
de-culverting of
River Wye)

£ 15.4M

15x +
3x +

41x +
3x –
This option has
limited positive
impact and some
negative impacts
(such as no deculverting of River
Wye and limited
development
opportunities.)

£ 4.1M

Social objectives: 2x +
(across all timescales)
Environmental objectives:
6x + (across all
timescales)
Economic objectives: 5x
+ (across all timescales)

Social objectives: 2x +
(across all timescales)
Environmental objectives:
5x + (across all
timescales)
Economic objectives: 5x
+ (across all timescales)
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Delivery Scenario




Potential effect of option on
SA objectives

Potential effect of option
on achieving town centre
objectives

Total

Infrastructure cost
of scenario 2011-26

No implementation of eastern town centre
traffic management changes
Reduced environmental improvements at
Octagon Parade

33

4.19

Using the results of this appraisal, and informed by the technical work

undertaken, the Council set out its preferred approach in the 2010 DSA Update
Report32 and supporting background papers. The Preferred Approach supported
the implementation of a hybrid approach of Scenario B and C. Scenario B was
seen to offer significant benefits to the town centre and formed the Council’s long
term vision for the town centre to 2026. In turn, Scenario C offered a “fall-back”
interim approach which created the opportunities for the future removal of the
flyover ramps without at this stage incurring the costs and impact on traffic of
their demolition.

4.20

The DSA Update Report was subject to public consultation between June and

July 2010. The Report did not contain any new or updated policies for the town
centre from the 2009 version of the DSA, so the public consultation on the town
centre proposals concentrated on the approach to delivery and the new and/or
updated technical evidence to support the approach. A detailed summary of the
individual responses received is set out in Appendix 3. In summary, the main
issues raised were:
•

Support for town centre vision and proposals which aim to improve
the attractiveness of the town centre as a destination and for
economic investment

•

Concerns raised about appropriateness of the highway changes
and alternative route to cope with increased traffic levels. Also
impact of highway changes on adjacent properties, communities
and development sites

•

Support for and desire to see de-culverting of the River Wye to
happen within the Plan period

•

Differences in opinions about revised delivery approach – some
respondents wanted the masterplan to be implemented quicker
than proposed, while some supported a phased approach over
longer timescales. Some respondents identified improvements that
could be implemented in the interim phases / shorter-term.

•

Further detail required on funding sources

•

Comments relating to design principles of new highway network,
public open spaces and development blocks.

32

Delivering the Strategy for Wycombe: Delivery & Site Allocations Update Report (WDC,
June 2010)

Draft DSA for Town Centres & Managing Development – July 2011

Technical assessment work
4.21

Taking into account the comments received through the consultation in 2010

further technical and appraisal work was undertaken to refine the proposals and
to inform and support the preferred approach.

4.22

In relation to issues raised regarding highway design and network operation,

two key elements of technical work were undertaken. Manual for Streets was
adopted as the preferred design approach for the new town centre network,
following the publication of Manual for Streets 2: Wider Applications of the
Principles.33 Jacobs were commissioned to redesign parts of the new network to
these standards.34 In parallel with this work road safety and quality audits were
undertaken, alongside noise, air and environmental impact scoping reports.35
Pedestrian surveys were also undertaken to inform the design of the network, in
particular in relation to crossing points.36 Updated costings were provided for the
new design.37

4.23

In response to detailed specific comments raised regarding the assessment

of the operation of the highway network, WDC and BCC commissioned Jacobs to
develop a town centre wide VISSIM model to be used as part of a further
programme of traffic assessment work. This phase of work was informed by a
comprehensive traffic data collection exercise undertaken in 2010 which
established a new set of baseline traffic conditions.38 The brief for developing the
model and the appraisal framework were shared with key town centre
stakeholders in advance of the technical work being undertaken to share

33

Manual for Streets: Wider Applications of the Princples (ITHT, 2010)
High Wycombe Town Centre Masterplan: Highways Design Report (Jacobs, June 2011);
Updated April 2012
35
High Wycombe Town Centre Masterplan: Stage 1 Road Safety Audit (Jacobs, 2011); High
Wycombe Town Centre Masterplan: Stage 1 Road safety Audit Designers Response (Jacobs,
2011); High Wycombe Town Centre Masterplan: Quality Audit Review (WDC, 2011); High
Wycombe Town Centre Masterplan - Landscape & Ecological Scoping Report (WDC, 2011);
High Wycombe Town Centre Masterplan - Noise & Vibration Scoping Report (Jacobs, 2011);
High Wycombe Town Centre Masterplan - Air Quality Scoping Report (Jacobs, 2011)
36
High Wycombe Town Centre Pedestrian Surveys - Survey Results Vol.1 (TfB, 2011)
37
High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, 2011). Updated
April 2012.
38
High Wycombe Town Centre Masterplan: Town Centre Micro-Simulation Model Local
Model Validation Report (Jacobs, July 2011)
34

understanding and to get “buy-in” to the approach being taken. Further
assessment through the model was then undertaken.39

4.24

Assessment work of the management and operation of the Eden car park was

also undertaken to inform the transport assessment work and in response to
concerns raised by the operators of the Eden centre.40 A review of market
conditions was also undertaken to support existing financial valuation studies.41
Further consideration was also given to the phasing and delivery mechanisms of
the masterplan proposals.42

4.25

Work was also undertaken to develop the option appraisal framework in line

with guidance provided through the Department for Transport’s WebTAG
appraisal framework. This work included developing more detailed indicators and
measures of performance against each of the town centre objectives. The
framework also appraised the wider impacts of the options through supporting
analysis. The supporting analysis reflects more focused view of the implications
of the proposed strategy or plan for particular groups of users, non-users,
operators and public sector authorities. These issues and impacts are:
•

distribution and equity;

•

affordability and financial sustainability; and

•

practicality and public acceptability.

2011 Assessment of Options
4.26

Following the further technical work that was undertaken, as set out above,

and using the scheme objectives and revised appraisal framework, the delivery
scenarios were further refined and assessed through the framework. In line with
the WebTAG approach, Appraisal Summary Tables (ASTs) were produced for
each delivery scenario to measure its impact on achieving the objectives for the
scheme plus distributional impacts.43
39

High Wycombe Town Centre Masterplan: Traffic Forecasting and Assessment (Jacobs,
2011). Updated April 2012.
40
High Wycombe Town Centre Masterplan: Eden Car Park Management Options Appraisal
(Jacobs, 2011)
41
High Wycombe Town Centre Masterplan - Review of Market Conditions (Dobson-Grey Ltd.,
2011)
42
Chapter 9 – The Preferred Approach: Phasing of Infrastructure Delivery and Chapter 10 –
Funding Strategy in High Wycombe Town Centre Masterplan Background Paper (WDC &
TfB, July 2011)
43
The full Appraisal Tables of these options were set out High Wycombe Town Centre
Masterplan: Option Appraisal (WDC, July 2011)
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4.27

Part of the WebTAG approach is the development of a Proxy Value for Money

for the scheme and/or a Benefit: Cost Ratio (BCR). At this stage a BCR for the
scheme was not developed but instead the economic impacts of the proposals
have been measured through the indicators set out in Appendix 2, in particular for
Objective MP1. As has been mentioned some of the impacts of the masterplan
are difficult to quantify, in particular the economic benefits brought forward
through improvements to the public realm and the attractiveness of the town
centre for investment. Transport for London have recently developed a Valuing
Urban Realm toolkit (which uses inputs from the Pedestrian Environment Review
System (PERS), with the aim of being able to quantify these benefits and
produce a BCR for public realm improvement schemes. Software such as this
may help in identifying the economic benefits of the masterplan proposals.
4.28

The performance of some delivery scenarios against the objectives were

measured through the traffic forecasting and assessment work undertaken by
Jacobs.44

In

additional

environmental
45

environmental scoping work undertaken.

impacts

were

assessed

through

These findings were included within

the overall appraisal conclusions. In addition infrastructure costs for each option
were also calculated.

4.29

Table 6 sets out a summary of the assessment results. In previous appraisals

a ‘total score’ of the effects had been calculated across the timescales to identify
the nature of the effect. This approach was amended and scores were no longer
totalled up together but instead reflected the effect as single indicator relevant to
a particular timescale. This was to ensure that the framework remained objective
and did not become an arithmetical exercise.

4.30

Following feedback from the consultation and stakeholder engagement a new

delivery scenario (Scenario G) was assessed which appraised the option of using
Lily’s Walk as part of the alternative cross-town route instead of Queen Alexandra
Road and a new link through the gas works site. This option had been considered

44

High Wycombe Town Centre Masterplan: Traffic Forecasting and Assessment (Jacobs,
July 2011)
45
High Wycombe Town Centre Masterplan: Noise & Vibration Scoping Report (Jacobs, July
2011); High Wycombe Town Centre Masterplan: Air Quality Scoping Report (Jacobs, July
2011); High Wycombe Town Centre Masterplan: Landscape & Ecological Scoping Study
(WDC, July 2011)
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previously in 2004 (Option G in Table 1) and rejected because the road would
continue to divide the town centre regeneration site (Eden) from the university
and gas works site.

4.31

Scenario F was also developed which appraised a delivery scenario which

included Abbey Way flyover at grade and therefore requiring the demolition of
that part of the Eden Centre which sits underneath the existing flyover. This
scenario was not appraised through the framework as the extremely high cost of
acquiring and demolishing part of the Eden Centre for a new road link was felt to
prohibit the progression of this option any further. In addition, it would not be
practical or feasible to demolish Abbey Way flyover without the provision of an
alternative cross-town route during the demolition phase and during the
construction of an at-grade link. The provision of an at-grade link on the current
alignment of the flyover would also prohibit the de-culverting of the River Wye in
this location and would also severely restrict the amount of new development
space created within the town centre. For these reasons this scenario was
considered and dismissed.

38

Table 6 Summary of results from 2011 Option Appraisal
Delivery Scenario
Scenario A – Full
Implementation
•

•

•

•
•
•
•
•

Provision of a cross-town
centre route, including the
implementation of the Gas
Works link road and
Westbourne Street Link, and
associated traffic
management measures
Removal of Abbey Way
Flyover, reconfiguration of
Abbey Way gyratory &
implementation of an atgrade link between Lily’s
Walk and Queen Victoria
Road, including east-bound
bus-only access
Removal of Oxford Road
roundabout &
reconfiguration of junction to
maintain access to Eden CP
& service yard
Removal of Archway and
implementation of at-grade
single carriageway
Implementation of traffic
management changes to the
eastern town centre
Relocation of all existing
land uses at Swan Frontage
Full development of all sites
allocated within the DSA
Provision of public space,
including the de-culverting of
the River Wye at Swan
Frontage & Oxford Road
roundabout

Scenario B –

Potential effect on SA
objectives
-

-

-

Social: + +
significant positive
effect
Environmental: + +
significant positive
effect
Economic: + +
significant positive
effect

Potential effect on
masterplan
objectives
MP1 Economy
2011-16 = 0
2016-21 = +
2021-26 = + +
MP2 Movement
2011-16 = + +
2016-21 = + +
2021-26 = + +
MP3 Sense of place
2011-16 = + +
2016-21 = + +
2021-26 = + +

Supporting analysis
-

-

-

-

MP4 Public space
2011-16 = + +
2016-21 = + +
2021-26 = + +

Implementation
cost

Overall
assessment

The masterplan is
achieved by 2026 (the
lifetime of the DSA)
This option represents
the highest costs of all
the options
Releases the greatest
amount of land for
further development
Most complex of all
options as it involves the
greatest level of
highway works and
public realm
improvements

Total = £41.1M
- 2011-16 =
£5.4M
- 2016-21 =
£7.2M
- 2021-26 =
£28.5M

This scenario
performs
significantly well
against achieving
both national and
scheme objectives.
However it has the
highest
infrastructure cost
and is the most
complex of all
options as it
involves the
greatest level of
highway works and
public realm
improvements,
including the deculverting of the
River Wye.

Highway changes &

Total = £35.4M

This scenario

MP5 River Wye
2011-16 = +
2016-21 = +
2021-26 = + +
MP6 Spatial structure
2011-16 = + +
2016-21 = + +
2021-26 = + +

-

Social: + +

MP1 Economy

-

Delivery Scenario
Comprehensive
Implementation







•
•
•

•

Provision of a cross-town centre

route, including the
implementation of the Gas
Works link road and
Westbourne Street Link, and
associated traffic
management measures
Removal of Abbey Way
Flyover, reconfiguration of
Abbey Way gyratory &
implementation of an atgrade link between Lily’s
Walk and Queen Victoria
Road, including east-bound
bus-only access
Removal of Oxford Road
roundabout &
reconfiguration of junction to
maintain access to Eden CP
& service yard
Archway retained in situ but
downgraded to singlecarriageway
Implementation of eastern
town centre traffic
management changes
Royal British Legion &/or fire
station relocated,
with
Liberal Club retained in situ
Full development of all sites
allocated within the DSA –
but no MU15 West Block
(2b)
Provision of public space at
Swan Frontage and Oxford
Road
roundabout
(deculverting of River Wye only
after 2026)

Potential effect on
masterplan
objectives

Potential effect on SA
objectives

-

-

significant positive
effect
Environmental: + +
significant positive
effect
Economic: + +
significant positive
effect

-

Supporting analysis

2011-16 = 0
2016-21 = +
2021-26 = + +

MP2 Movement
2011-16 = + +
2016-21 = + +
2021-26 = + +
MP3 Sense of place
2011-16 = + +
2016-21 = + +
2021-26 = + +
MP4 Public space
2011-16 = + +
2016-21 = + +
2021-26 = + +

-

-

-

public realm
improvements complete
by 2026. River deculverting post-2026
Slight reduced capital
costs from Option A
Costs are spread over a
long-time frame (beyond
2026)
Releases the same
amount of land for
development as Option
A
Still a complex project
as
has
significant
highway works

Implementation
cost
-

2011-16 =
£5.4M
2016-21 =
£2.05M
2021-26 =
£17.8M
Post-2026 =
£11.1M

Overall
assessment
performs
significantly well
against achieving
both national and
scheme objectives.
There is a
significant
infrastructure cost
but this is managed
by phasing the
implementation and
cost across longer
timescales (post
2026).

MP5 River Wye
2011-16 = +
2016-21 = +
2021-26 = +
MP6 Spatial structure
2011-16 = + +
2016-21 = + +
2021-26 = + +
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Delivery Scenario

Potential effect on SA
objectives

Scenario C – Interim
Approach

-

•

-

•

•
•

•
•

•
•


Provision of a cross-town
centre route, including the
implementation of the Gas
Works link road and
Westbourne Street Link, and
associated traffic
management measures
Abbey Way flyover retained
and de-dualised to singlecarriageway for bus-only &
access only traffic for Eden
car park, plus visual and
environmental
enhancements including
planting and implementation
of walking & cycling route
Archway retained in situ but
downgraded to singlecarriageway
Removal of Oxford Road
roundabout &
reconfiguration of junction to
crossroads
Implementation of eastern
town centre traffic
management changes
Royal British Legion &/or fire
station
retained
until
alternative sites & funding
available, with Liberal Club
retained
No MU15 sites
Only Block 2 at Oxford Road
roundabout (HWTC18)
developed
Visual enhancements to
flyover including planting
and implementation of

-

Social: 0 limited
effect
Environmental: +
positive effect
Economic: +
positive effect

Potential effect on
masterplan
objectives
MP1 Economy
2011-16 = 0
2016-21 = +
2021-26 = +
MP2 Movement
2011-16 = + +
2016-21 = +
2021-26 = +
MP3 Sense of place
2011-16 = +
2016-21 = +
2021-26 = +
MP4 Public space
2011-16 = + +
2016-21 = +
2021-26 = +
MP5 River Wye
2011-16 = 2016-21 = 2021-26 = -

Supporting analysis
-

-

-

-

Abbey Way flyover
structure retained to
2026
Significant reduced
capital cost as Abbey
Way flyover and
Archway retained.
Ongoing maintenance
costs of Abbey Way
flyover need to be
considered
Brings short term
benefits to town centre
but does not achieve
longer-term vision

Implementation
cost
Total = £9.5M
- 2011-16 =
£5.4M
- 2016-21 =
£3.1M
- 2021-26 = <
£1M

Overall
assessment
This scenario is
limited in its
achievement of both
national and
scheme objectives.
While protecting
future opportunities
for the
implementation of
the town centre
vision, the scenario
in itself does not
deliver the vision.
Infrastructure costs
are more limited
within this scenario
but there is still
significant cost in
the early phases.

MP6 Spatial structure
2011-16 = 0
2016-21 = 0
2021-26 = 0
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Delivery Scenario











Potential effect on
masterplan
objectives

Supporting analysis

Implementation
cost

Overall
assessment

walking & cycling route
Provision of reduced public
space improvements at
Swan Frontage & Oxford
Road roundabout (deculverting of River Wye only
after 2026)

Scenario D – Do Minimum


Potential effect on SA
objectives

Provision of a cross-town
centre route, including the
implementation of the Gas
Works link road and
Westbourne Street Link, and
associated traffic
management measures
Abbey Way flyover retained
for general traffic plus visual
and environmental
enhancements including
consideration of replacing
concrete parapets with more
light-weight crash barriers
and planting, and
implementation of walking &
cycling route
Archway remains dual
carriageway
No removal of Oxford Road
roundabout
No implementation of
eastern town centre traffic
management changes
All land uses at Swan
Frontage retained in situ
No additional development
sites created
No opportunity for river deculverting

Scenario E – Do Nothing

-

Social: 0 limited
effect
Environmental: 0
limited effect
Economic: 0 limited
effect

MP1 Economy
2011-16 = 0
2016-21 = 0
2021-26 = 0

-

MP2 Movement
2011-16 = +
2016-21 = +
2021-26 = -

-

MP3 Sense of place
2011-16 = +
2016-21 = 2021-26 = -

-

MP4 Public space
2011-16 = + +
2016-21 = 2021-26 = -

Abbey Way flyover
structure retained
Significant reduced
capital cost as Abbey
Way flyover and
Archway retained.
Ongoing maintenance
costs of Abbey Way
flyover needs to be
considered
Brings short term
benefits to town centre
but does not achieve
longer-term vision

Total = £6.2M
- 2011-16 =
£5.4M
- 2016-21 =
£0.6M
- 2021-26 =
£0.2M

This scenario is very
limited in its
achievement of both
national and
scheme objectives,
particularly in
relation to the
longer-term vision
for the town centre.
While protecting
future opportunities
for the
implementation of
the town centre
vision, the scenario
in itself does not
deliver the vision.
Infrastructure costs
are more limited
within this scenario
but there is still
significant cost in
the early phases.

Highway network

No capital costs

This scenario does

MP5 River Wye
2011-16 = 2016-21 = 2021-26 = MP6 Spatial structure
2011-16 = 0
2016-21 = 0
2021-26 = 0

-

Social: 0 limited

MP1 Economy

-
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Delivery Scenario
•

•
•

Highway network retained
as present (at 2011)
All land uses at Swan
Frontage retained in situ
No additional development
sites created
No opportunity for river deculverting

Potential effect on
masterplan
objectives

Potential effect on SA
objectives
-

effect
Environmental: 0
limited effect
Economic: + limited
positive effect

-

2011-16 = 0
2016-21 = 0
2021-26 = 0

MP2 Movement
2011-16 = - 2016-21 = - 2021-26 = - -

Supporting analysis

-

-

Implementation
cost

Overall
assessment

retained as present
Ongoing maintenance
costs of Abbey Way
flyover needs to be
considered
No short term benefits,
and does not achieve
longer-term vision

for highway
works or
environmental
improvements

not achieve both the
national and
scheme objectives,
particularly in
relation to the
longer-term vision
for the town centre.
There are no capital
infrastructure costs
but the scenario
requires the ongoing maintenance
of Abbey Way
flyover.

Highway changes &
public realm
improvements complete
by 2026. River deculverting post-2026
Slight reduced capital
costs as Archway
retained and no
construction of gas
works link road

Total = £34.4M
- 2011-16 =
£4.4M
- 2016-21 =
£2.05M
- 2021-26 =
£17.8M
- Post-226 =
£11.1M

This scenario
performs well
against achieving
both national and
scheme objectives.
There are negative
implications for the
anticipated levels of
development and
public space

MP3 Sense of place
2011-16 = - 2016-21 = - 2021-26 = - MP4 Public space
2011-16 = - 2016-21 = - 2021-26 = - MP5 River Wye
2011-16 = 2016-21 = 2021-26 = MP6 Spatial structure
2011-16 = - 2016-21 = - 2021-26 = - -

Scenario G

-

As per Scenario B but crosstown route via Lily’s Walk (as
opposed to use of Queen
Alexandra Road & the gas works
link road).

-

-

Social: + +
significant positive
effect
Environmental: + +
significant positive
effect
Economic: + +
significant positive
effect

MP1 Economy
2011-16 = 0
2016-21 = +
2021-26 = + +
MP2 Movement
2011-16 = + +
2016-21 = + +
2021-26 = + +
MP3 Sense of place

-

-
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Delivery Scenario

Potential effect on
masterplan
objectives

Potential effect on SA
objectives
-

2011-16 = + +
2016-21 = + +
2021-26 = + +

MP4 Public space
2011-16 = + +
2016-21 = +
2021-26 = +
MP5 River Wye
2011-16 = +
2016-21 = +
2021-26 = +
MP6 Spatial structure
2011-16 = + +
2016-21 = + +
2021-26 = + +

Supporting analysis
-

-

-

Costs are spread over a
long-time frame (beyond
2026)
Releases the same
amount of land for
development as Option
A
Still a complex project
as has significant
highway works

Implementation
cost

Overall
assessment
provision at
HWTC12 Swan
Frontage because
of the
implementation of
an all-traffic through
route in this
location. This is
balanced against
the benefits for
properties along
Queen Alexandra
Road who would not
experienced
significant increases
in traffic levels.
There is a
significant
infrastructure cost
but this is managed
by phasing the
implementation and
cost across longer
timescales (post
2026).
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4.32

Using the results from this assessment and the supporting technical work the

Council agreed that the preferred approach for the masterplan should be to plan
for the implementation of Scenario B. Scenario B was seen to offer large benefits
to the town centre, whilst substantially reducing the costs compared to Scenario
A (by not including the removal of Archway and not incurring the costs of the river
de-culverting within the plan period).

4.33

In parallel with Scenario B, Scenario C was seen to offer a “fall-back” interim

approach which created the opportunities for the future removal of the flyover
ramps without at this stage incurring the costs of their demolition. It was agreed
the Scenario C would help deliver the vision in a measured way while not
prejudicing the full implementation of the town centre vision in the longer term.

4.34

Both Scenario D & E were seen not to achieve the vision and objectives for

the town centre nor address the existing problems within the town centre as
identified in Chapter 2. Both scenarios also incur significant costs associated with
the on-going maintenance of Abbey Way flyover (plus the costs of providing the
alternative cross-town route in Scenario D).

4.35

Scenario G was seen to bring benefits to the town centre in line with the

vision and objectives (the full AST Table is shown in Appendix 5). However there
are specific network operation issues with Scenario G relating to the satisfactory
operation of the Eden Car Park entrance and exit on Lily’s Walk, if Lily’s Walk
was to become the main route for cross-town traffic. The issues of separation
between the town centre and the university and gas works site development, first
identified in 2004, also remained. In addition, this scenario limits the opportunities
for new development and river de-culverting at HWTC10 Swan Frontage. There
is a small reduction in capital costs with this scenario and less impact on
properties on Queen Alexandra Road as oppose to Scenario B but it was not felt
that these outweigh the issues identified and therefore this option was dismissed.

Draft DSA policies
4.36

The preferred approach was then translated into revised policies to be

contained in the DSA. Table 7 sets out how the policies were revised and the
justification for the changes.

45

Table 7 DSA Policy change from 2009 to 2011

2009 Policy

2011 Policy

HWTC1 High Wycombe
Town Centre Vision
(contained vision wording)

Changes in policy wording
Vision wording removed from policy and put
in separate Box (Box 1) within chapter.

•

•

Refined town centre objectives contained
within policy (replaced principles set out in
HWTC2 (2009) )

•

•

Policy wording now relates to all
development within town centre, not just
sites allocated within the Plan.

•

HWTC2 Principles for
Delivering the Vision

HWTC3 Delivering the
Town Centre Vision in
Detail
- (a) Town centre site
allocations

Justification

•

HWTC1 Delivering
the Town Centre
Vision

•
•

HWTC4 Funding the
Town Centre Vision

•

Policy wording relates more generally to the
contribution from sites to the delivery of the
vision through the provision of land and/or
infrastructure, and indirectly through
financial contributions (existing developer
contributions regime and acknowledges the
development of CIL).

•

New policy, replacing HWTC2 (5)
nd
Environment (2 bullet point)

•

•

HWTC2 Townscape
•

HWTC2 Principles for
Delivering the Vision
- (5) Environment

•

DSA13 Protection
and Enhancement of
River and Stream
Corridors

New policy, replacing HWTC2 (5)
st
Environment (1 bullet point)

•

•

Vision set out strategic vision for town and it
was felt that it was not appropriate to have this
within a policy. Also separate to accompany
vision image.
Refined objectives more closely reflecting
vision. Appropriate to contain objectives within
over-arching town centre vision policy, as
objectives are mechanism for implementing the
vision.
Need to ensure that all development within the
town centre contributes to delivery of vision, not
just those sites allocated within the Plan and set
out in Policy HWTC3 (2009).
Simplified policy and took away need to list out
all allocations.
Response to concerns expressed through
consultation over approach to funding the
vision. In particular in relation to the use of
developer contributions (challenged whether
this was in line with the CIL Regulations 2010)
Removes specific reference to financial
contributions from named sites. Extent of
financial contributions to be determined from
Development Management process.
Policy introduced to reflect requirement for new
development to give consideration to issues of
townscape and visual impact
Policy enabled further detail provided on
principles to be considered
Policy introduced to set out principles and
requirements for development on or near river
and stream corridors, across the district
Requirements for River Wye corridor in High
Wycombe town centre reflected in this policy as
it is part of a river corridor which goes beyond
the town centre boundary.

46

2009 Policy
HWTC3 Delivering the
Town Centre Vision in
Detail
- (c) Open Space /
Walking & Cycling
HWTC2 Principles for
Delivering the Vision
- (3) Integrated Transport
- (4) Connectivity
HWTC3 Delivering the
Town Centre Vision in
Detail
- (b) Transport proposals

2011 Policy
HWTC3 Public
Realm

HWTC3 Delivering the
Town Centre Vision in
Detail
- (D) New retail /
frontages policies

•
•
•

HWTC4
Connections,
Movement and
Access

•
•

Justification

New policy to reflect principles and further
design work on public realm
Identifies existing public spaces (Frogmoor)
for improvements
Replaces HWTC3 (c)

•

New policy - Replaces HWTC2 (3) and (4)
and HWTC3 (b)
Sets out principles for changes to facilitate
longer-term removal of Abbey Way flyover
Sets out Manual for Streets principles in
relation to design

•

New policy, replaces HWTC2 (2) and
HWTC3 (E)

•

•

•
•

•

•

HWTC2 Principles for
Delivering the Vision
- (2) Planning for
economic success
HWTC3 Delivering the
Town Centre Vision in
Detail
- (E) New focus for town
centre office development

Changes in policy wording
•

•

HWTC5 Economy

HWTC6 Primary
Shopping Frontage
Zones: High
Wycombe
HWTC7 Secondary
Shopping Frontage
Zones: High
Wycombe
HWTC8 Town Centre
Local Development
Order area

•

•

Section deleted from policy

•

Identifies new spaces and existing spaces for
improvements following design work
Sets out principles for design of the public realm
(also informed by Manual for Streets guidelines
– adopted as new design standard for town
centre)
Reflects further work on transport proposals, in
particular design and assessment work, and
delivery strategy
Removes details on highway changes and
simplifies policy by using reference to appendix
Reflects the adoption of MfS as the appropriate
design standard for the town centre

New policy to reflect significance of the
economy within the town centre
Encompasses all development within the town
centre, not just specific sites mentioned in 2009
policy
Reflects principle of the town centre playing a
central role as location for quality office
development.

Principles and policy requirements reflected in
Policies HWTC6, 7 and 8. No need for repetition
in other policies.
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4.37

Table 8 sets out the results of the Sustainability Appraisal46 of these policies.

Table 8
Policy

Sustainability Appraisal Options Appraised

Sustainability Appraisal of Preferred Option

HWTC1
Delivering the
Town Centre
Vision

Preferred Option - Full contribution from all developments
towards the delivery of the town centre vision, through design
and provision of infrastructure (the latter provided either directly
or through financial contributions)

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

Alternative Option - Less Onerous Option (financial
contributions only, as set out in existing Developer
Contributions regime)

Environmental
This option has the potential to have a significant positive effect on
environmental objectives, as development is required to facilitate and
protect future opportunities for environmental enhancement within the
town centre.
Economic
This option has the potential to have a significant positive effect on
economic objectives, as development is required to focus economic
growth and development in the town centre, through a diverse range of
uses.

HWTC2
Townscape

Preferred Option – Contribution towards the enhancement of
the town centre townscape required. Visual Impact
Assessment required where there is potential for impact.

Social
The policy option has a positive effect on social objectives, as
improvement to the environment of the town may have some positive
impact on creating a sense of community identity.

Alternative Option - No Visual Impact Assessment required
Environmental
Option has the potential to have a significant positive impact on
environment objectives, in particular objectives 10 and 11, as development
is specifically required to assess the proposed impact on the townscape of
the town centre.
Economic
The policy option has a very limited impact on economic objectives improvement to the environment of the town may have some positive
impact on encouraging investment in the town centre.
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Sustainability Appraisal of the draft Delivery & Site Allocations DPD (WDC, 2011)
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Policy

Sustainability Appraisal Options Appraised

Sustainability Appraisal of Preferred Option

HWTC3
Public Realm

Preferred Option – Improved public space network
encompassing new and existing public spaces

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

Alternative Option - Improvements to existing public spaces
only (Frogmoor). No new public spaces created.

Environmental
This policy has a significant positive effect on environmental objectives as
the proposed public space network addresses issues of open space
deficiency within the town and proposed significant improvements to the
natural and built environment within the town centre.
Economic
This option has the potential to have a positive effect on economic
objectives, as it proposes improvements to the town centre environment
which would be likely to increase the town’s reputation and standing as a
business location as well as its attractiveness to visitors.
HWTC4
Connections,
Movement
and Access

Preferred Option – Proposed changes to the highway network
which facilitate the longer-term removal of Abbey Way flyover
and are designed to the principles of Manual for Streets
Alternative Option 1 – Proposed changes to the highway
network are not required to be designed to the principles of
Manual for Streets.

Social
This policy option has potential to have a significant positive impact on
social objectives, as it facilitates the removal of Abbey Way flyover which
will allow changes to the physical environment in which people live, work
and visit and offers residents and visitors improved access to services and
facilities.
Environmental
This option has the potential to have a significant positive effect on
environmental objectives, as the highway network changes it proposes
facilitates opportunities for significant environmental improvements within
the town centre.
Economic
This option has the potential to have a positive effect on economic
objectives as the proposed changes to the highway network allow for
further development opportunities within the town centre.

HWTC5
Economy

Preferred Option – Town centre has a central role as a
location for quality office development.

Social
This option has the potential to have a positive effect on social objectives
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Policy

Sustainability Appraisal Options Appraised
Alternative Option – Town centre is a focus for retail activity
and town centre uses. No opportunities for new quality office
development proposed.

Sustainability Appraisal of Preferred Option
as it concentrates services and facilities within an accessible town centre
location.
Environmental
This option has a positive effect on environmental objectives as it helps
bring forward a transformation in the environment of the town centre and
locates services and facilitates in an accessible location.
Economic
This option has a significant positive benefit on economic objectives as it
proposes high value employment uses within the town centre, including
high quality office development, which would raise High Wycombe’s
economic profile and encourage business and investment within the town
centre.
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4.38

The Delivery and Site Allocations document was subject to public consultation

between September and October 2011. A detailed summary of the individual
responses received is set out in Appendix 3. In summary, the main issues raised
were:

•

Overall support the town centre vision, objectives for
improvements to the town centre

•

A number of respondents made comments on the existing town
centre environment and public realm and identified opportunities
for improvements in the shorter-term. In particular, Frogmoor was
identified as part of town requiring improvements.

•

Differences in opinions about revised delivery approach – some
respondents wanted the masterplan to be implemented quicker
than proposed, while some supported a phased approach over
longer timescales. Issues raised regarding delivery.

•

Differing opinions regarding the proposed changes to the highway
network, some in support and some raising concerns. Detailed
technical transport assessment comments submitted from some
key stakeholders.

•

Comments submitted relating to the design principles, for the
proposed alternative cross-town route

DSA Plan for Town Centres & Managing Development – Proposed Submission
document – June 2012

Technical assessment work
4.39

Taking into account the comments received through the consultation in 2011

and through on-going engagement with stakeholders, further technical and
appraisal work was undertaken to refine the proposals and to inform and support
the preferred approach.

4.40

Additional transport assessment work was undertaken to refine the previous

assessment and address specific concerns raised by stakeholders through the
consultation. In addition, assessment was undertaken of the operation of the
Eden car park entrance on Lily’s Walk during the Saturday peak periods.47

4.41

To address concerns raised around the deliverability of the masterplan

proposals within the plan period, additional highway and urban design work was
commissioned on an approach which saw the retention of Abbey Way flyover as
single carriageway and the reconfiguration of the junctions at either end of the
flyover. Urban design work was undertaken which looked at the improvements
and benefits that could be delivered if Abbey Way flyover was reduced to single
carriageway and the elevated structure retained.48 This was also subject to
assessment through the transport model.49 Revised highway costs were also
produced.50

4.42

In response to concerns raised about the existing condition of the town centre

environment, the Council has also developed in parallel with the longer term
proposals for the town centre, a five year Public Realm Action Plan which
identifies a list of prioritised public realm improvements, which could be
implemented over the next five years subject to funding availability. This Action
Plan assists in addressing the issues raised through the consultation relating to
the existing quality of the town centre environment.
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High Wycombe Town Centre Masterplan: Traffic Forecasting and Assessment (Jacobs,
2012)
48
High Wycombe Town Centre Masterplan: Highway Design Report (Jacobs, 2012)
49
High Wycombe Town Centre Masterplan: Traffic Forecasting and Assessment (Jacobs,
2012)
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High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, 2012)

4.43

Taking into account the technical work undertaken the delivery scenarios
were further refined. Scenario C was further refined to reflect the highway
design and transport assessment work undertaken on the retention of the
Abbey Way flyover as single carriageway and the changes that could be
implemented at either end of the flyover. The full delivery scenarios are set
out in Table 9 below.

Table 9 Delivery Scenarios
Delivery Scenario

Elements

Scenario A – Full
Implementation

•
•

•
•
•
•
•
•
Scenario B –
Comprehensive
Implementation






•
•
•
•

Provision of a cross-town centre route, including the
implementation of the Gas Works link road and Westbourne
Street Link, and associated traffic management measures
Closure of Abbey Way flyover and removal of flyover ramps,
reconfiguration of Abbey Way gyratory & implementation of an
at-grade east-bound bus priority route linking Lily’s Walk and
Queen Victoria Road
Removal of Oxford Road roundabout & reconfiguration of
junction to maintain access to Eden CP & service yard
Removal of Archway and implementation of at-grade single
carriageway
Implementation of traffic management changes to the eastern
town centre
Relocation of all existing land uses at Swan Frontage
Full development of all sites allocated within the DSA and
additional sites facilitated through removal of flyover ramps
Provision of public space, including the de-culverting of the
River Wye at Swan Frontage & Oxford Road roundabout
Provision of a cross-town centre route, including the
implementation of the Gas Works link road and Westbourne
Street Link, and associated traffic management measures
Closure of Abbey Way Flyover and removal of flyover ramps,
reconfiguration of Abbey Way gyratory & implementation of an
at-grade two-way link between Lily’s Walk and Marlow Hill and
at-grade east-bound bus priority route linking Lily’s Walk and
Queen Victoria Road
Removal of Oxford Road roundabout & reconfiguration of
junction to maintain access to Eden CP & service yard
Archway retained in situ but downgraded to singlecarriageway
Implementation of eastern town centre traffic management
changes
Royal British Legion &/or fire station relocated, with Liberal
Club retained in situ
Full development of all sites allocated within the DSA and
additional sites facilitated through removal of flyover ramps
Provision of public space at Swan Frontage and Oxford Road
roundabout (de-culverting of River Wye only after 2026)
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Scenario C –
Implementing &
Protecting

•
•

•

•
•
•
•
•

Scenario D – Do
Minimum









Scenario E – Do
Nothing

4.44




•

•
•

Provision of a cross-town centre route, including the
implementation of the Gas Works link road and Westbourne
Street Link, and associated traffic management measures
Abbey Way flyover retained and de-dualised to singlecarriageway for local access traffic. Options for closed
carriageway include bus priority routing, visual and
environmental enhancements including planting and
implementation of walking & cycling route
Abbey Way gyratory reconfigured, including dualling of
southern arm and closure of northern arm to general traffic,
with the retention of bus priority and emergency vehicle
access to Queen Victoria Road and access to Swan car park,
Liberal Club and Royal British Legion from Queen Victoria
Road
Archway retained in situ but downgraded to singlecarriageway
Removal of Oxford Road roundabout & reconfiguration of
junction
Option for the implementation of eastern town centre traffic
management changes
Royal British Legion &/or fire station retained until alternative
sites & funding available, with Liberal Club retained. Sites
redeveloped if opportunity allows.
Octagon Parade site redeveloped at Oxford Road roundabout
(site HWTC16)
Provision of public space improvements outside Swan Theatre
entrance and at Oxford Road roundabout
No additional river de-culverting undertaken
Provision of a cross-town centre route, including the
implementation of the Gas Works link road and Westbourne
Street Link, and associated traffic management measures
Abbey Way flyover retained as dual carriageway for general
traffic with visual and environmental enhancements including
consideration of replacing concrete parapets with more lightweight crash barriers and planting
Archway remains dual carriageway
No removal of Oxford Road roundabout
No implementation of eastern town centre traffic management
changes
All land uses at Swan Frontage retained in situ
No additional development opportunities created
No opportunity for river de-culverting
Highway network retained as present (at 2012)
All land uses at Swan Frontage retained in situ
No additional development sites created
No opportunity for river de-culverting

These delivery scenarios were assessed against the appraisal framework.
Some minor amendments were made to the indicators to reflect development
in thinking of how to assess the objectives. In line with the WebTAG
approach, Appraisal Summary Tables (ASTs) were produced for each
delivery scenario to measure its impact on achieving the objectives for the
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town centre plus distributional impacts.51 In addition infrastructure costs for
each option were also calculated. Summaries of the ASTs are set out below,
with the full tables in Appendix 4.

OPTION:
A – FULL IMPLEMENTATION
Sustainability Appraisal
Objective
Potential Effect
Comments
This scenario has potential to have a significant positive
Social
++
impact on achieving social objectives, as it improves the
Significant positive
physical environment in which people live, work and visit and
effect
offers residents and visitors improved access to services and
facilities.

Environmental

++
Significant positive
effect

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

Economic

++
Significant positive
effect

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

Town Centre Objectives
Objective
Potential Effect
MP1 – Economy 2013-18 = +
2018-23 = +
Post 2023 = + +

Comments
This scenario has the potential to have a very positive impact
on Objective MP1, with shorter term proposals facilitating
significant benefits in the longer term.

MP2 –
Movement

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP2, as the scenario proposes the most
significant changes to the existing road network which will
rebalance movements in the town centre between vehicular &
non-vehicular movements.

MP3 – Sense of
place

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP3 as option proposes significant
changes to the environment of the town centre, including the
de-culverting of the River Wye by 2026.

MP4 – Public
space

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP4 as the scenario allows the greatest
provision of public space within the town centre.

MP5 – River
Wye

2013-18 = ++
2018-23 = +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP5 as scenario proposes the deculverting of the River Wye by 2026.

MP6 – Spatial
structure

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP6 as it proposes the removal of
existing highway infrastructure which has significant on-going
maintenance costs.

Supporting Analysis
Timescales
• 2013-18 – implementation of alternative cross town route
• 2018-2026 – removal of Archway and Abbey Way flyover ramps,
development of key town centre sites and environmental
51

The full Appraisal Tables of these options were set out High Wycombe Town Centre
Masterplan: Option Appraisal (WDC, July 2011)
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improvements including the de-culverting of the River Wye
Cost

Affordability &
Financial
Sustainability

Distribution

Practicality &
Public
Acceptability

Dependencies

Risk

OVERALL
ASSESSMENT

Total = £41.1M
• 2013-2018 = £6.42M
• 2018-2023 = £21.32M
• 2023-2026 = £13.1M
On-going maintenance costs of Abbey Way flyover until removal (2021)
• This option represents the highest costs of all the options
• Releases the greatest amount of land for further development
• Consideration will need to be given to the issue of cash-flow, as a
significant element of the receipts from new sites will come forward
once infrastructure works have been completed and developments
built.
• Option will benefit all those who live, work and visit the town centre
• A particular impact will be felt by residents and businesses along the
route of the alternative cross-town route as there will be an increase in
traffic from current situations
• Most complex of all options as it involves the greatest level of highway
works and public realm improvements, including the de-culverting of
the River Wye.
• Achieves vision for town centre which has public support, particularly
de-culverting of River Wye
• Concerns about speed of implementation, in particular in relation to the
time required to assess the impact of changes to the highway network.
• Funding
• Implementation of shorter term works (particularly implementation of
cross-town route)
• Highway network operation acceptable
Development of a comprehensive risk assessment strategy in order to
help identify, manage and mitigate these risks is required during the
preparation for the implementation stage
This scenario performs significantly well against achieving both
national and scheme objectives. However it has the highest
infrastructure cost and is the most complex of all options as it
involves the greatest level of highway works and public realm
improvements, including the de-culverting of the River Wye.

OPTION:
B – COMPREHENSIVE IMPLEMENTATION
Sustainability Appraisal
Objective
Potential Effect
Comments
This scenario has potential to have a significant positive
Social
++
impact on achieving social objectives, as it improves the
Significant positive
physical environment in which people live, work and visit and
effect
offers residents and visitors improved access to services and
facilities.

Environmental

++
Significant positive
effect

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

Economic

++
Significant positive
effect

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

56

Town Centre Objectives
Objective
Potential Effect
MP1 – Economy 2013-18 = +
2018-23 = +
Post 2023 = + +

Comments
This scenario has the potential to have a very positive impact
on Objective MP1, with shorter term proposals facilitating
significant benefits in the longer term.

MP2 –
Movement

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP2, as the scenario proposes significant
changes to the existing road network which will rebalance
movements in the town centre between vehicular & nonvehicular movements.

MP3 – Sense of
place

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP3 as option proposes significant
changes to the environment of the town centre, including
facilitating the future de-culverting of the River Wye through
the removal of Abbey Way flyover ramps.

MP4 – Public
space

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP4 as the scenario allows for significant
provision of public space within the town centre.

MP5 – River
Wye

2013-18 = ++
2018-23 = +
Post 2023 = ++

This scenario has the potential to have a positive impact on
Objective MP5, as it facilitates the longer-term de-culverting of
the River Wye

MP6 – Spatial
structure

2013-18 = + +
2018-23 = + +
Post 2023 = + +

This scenario has the potential to have a significant positive
impact on Objective MP6 as it proposes the removal of
existing highway infrastructure which has significant on-going
maintenance costs.

Supporting Analysis
Timescales
• 2013-2018 – implementation of alternative cross-town route
• 2018-2026 – removal of Abbey Way flyover ramps, development of
key town centre sites and reduced environmental improvements
• River de-culverting undertaken post-2026
Cost
Total = £24.56M (up to 2026), £35.68 in total
• 2013-2018 = £6.42M
• 2018-2023 = £15.78M
• 2023-2026 = £2.38M
• Post-2026 = £11.1M
On-going maintenance costs of Abbey Way flyover until removal (2021)
Affordability &
• This option has slightly reduced capital costs as Archway is retained
Financial
• Costs are spread over a long-time frame (beyond 2026)
Sustainability
• Releases the same amount of land for development as Option A
• Consideration will need to be given to the issue of cash-flow, as a
significant element of the receipts from new sites will come forward
once infrastructure works have been completed and developments
built.
Distribution
•
Option will benefit all those who live, work and visit the town centre
•
A particular impact will be felt by residents and businesses along the
route of the alternative cross-town route as there will be an increase
in traffic from current situations
Practicality &
• Still a complex project as has significant highway works. River dePublic
culverting in later phases (post-2026)
Acceptability
• Achieves vision for town centre which has public support although
may be slight reservations as river de-culverting implemented at a
later date. Concerns about speed of implementation, in particular in
relation to the time required to assess the impact of changes to the
highway network.
Dependencies
• Funding
• Implementation of shorter term works (particularly implementation of
cross-town route)
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Risk

OVERALL
ASSESSMENT

• Highway network operation acceptable
Development of a comprehensive risk assessment strategy in order to
help identify, manage and mitigate these risks is required during the
preparation for the implementation stage
This scenario performs significantly well against achieving both
national and scheme objectives. There is a significant infrastructure
cost but this is managed by phasing the implementation and cost
across longer timescales (post 2026).

OPTION:
C – IMPLEMENTING AND PROTECTING
Sustainability Appraisal
Objective
Potential Effect
Comments
This scenario has limited positive effect on social objectives
Social
+
as it brings improvements to the public realm and
Positive effect
Environmental

+
Positive effect

Economic

+
Positive effect

Town Centre Objectives
MP1 – Economy 2013-18 = +
2018-23 = +
Post 2023 = +

environment of the town centre, whilst protecting
opportunities for further improvements in the future.
This scenario has potential to have some positive impact on
achieving environmental objectives as the scenario
proposes improvements to the natural and built
environment within the town centre.
This scenario has potential to have a positive impact on
achieving economic objectives as the scenario supports
new development opportunities within the town centre
which will bring increased employment opportunities.
Improvements in the public realm will also contribute to the
investment potential of the town.
This scenario has the potential to have a positive impact on
Objective MP1 as the scenario supports new development
opportunities within the town centre. However the retention
of Abbey Way flyover ramps does preclude some sites
coming forward for development

MP2 –
Movement

2013-18 = + +
2018-23 = ++
Post 2023 = +

This scenario has the potential to have a significant positive
impact on Objective MP2 in the first phase (2011-2016) and
second phase with improvements at Oxford Road
roundabout but more limited positive benefits in the later
phase.

MP3 – Sense of
place

2013-18 = +
2018-23 = +
Post 2023 = +

MP4 – Public
space

2013-18 = + +
2018-23 = ++
Post 2023 = +

This scenario has the potential to have limited positive
benefits on Objective MP3 as it contributes to
improvements for pedestrian movements and limited public
space provision, but scenarios does not remove completely
the negative impacts of Abbey Way flyover and Archway
nor facilitate the de-culverting of the River Wye.
.
This scenario has the potential to have positive benefits on
Objective MP3 as it contributes to improvements for
pedestrian movements (particularly in the design of the
alternative cross-town route to MfS standards), shorter term
public realm improvements and the provision of a new
public space at Oxford Road roundabout area.

MP5 – River
Wye

2013-18 = +
2018-23 = Post 2023 = -

MP6 – Spatial
structure

2013-18 = 0
2018-23 = 0
Post 2023 = 0

This scenario has a positive impact on Objective MP5 in the
shorter term but in the longer term the retention of Abbey
Way flyover precludes futures opportunities for deculverting of the River Wye.
.
Neutral effect, as money is saved through number of
signals eliminated but on-going maintenance funding
required for Abbey Way flyover.

Supporting Analysis
Timescales
• 2013-2018 – implementation of alternative cross-town route and
Abbey Way flyover downgraded to single carriageway
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•

Cost

Affordability &
Financial
Sustainability

Distribution

Practicality &
Public
Acceptability

Dependencies

Risk

OVERALL
ASSESSMENT

2018-2026 – junction reconfiguration at either end of the flyover plus
public realm improvements
Total = £17.01M
• 2013-2018 = £6.42M
• 2018-2023 = £4.64M
• 2023-2026 = £5.95M
On-going maintenance costs of Abbey Way flyover required indefinitely.
• Significant reduced capital cost as Abbey Way flyover and Archway
retained.
• There are costs associated with the retention and maintenance of
Abbey Way flyover as adopted highway (although may be more
limited once flyover reduced to single carriageway)
•
Option will bring limited benefits to all those who live, work and visit
the town centre
•
A particular impact will be felt by residents and businesses along the
route of the alternative cross-town route as there will be an increase
in traffic from current situations (although less than scenarios which
propose Abbey Way flyover closed completely)
• Does not require significant demolition of Archway and/or Abbey Way
flyover
• Could bring short-medium term benefits to town centre, e.g. removal
of traffic signals
• Delivers first phases of implementation of town centre vision
• Funding, including maintenance of Abbey Way flyover
• Implementation of shorter term works (particularly implementation of
cross-town route)
Development of a comprehensive risk assessment strategy in order to
help identify, manage and mitigate these risks is required during the
preparation for the implementation stage
This scenario achieves both national and scheme objectives. The
scenario delivers elements of the vision whilst protecting future
opportunities for the closure of Abbey Way flyover and river deculverting. Infrastructure costs are more limited within this scenario
but there is still significant cost in the early phases.

OPTION:
D – DO MINIMUM
Sustainability Appraisal
Objective
Potential Effect
Social
0
Limited effect
Environmental
Economic

+
Limited positive effect
0
Positive effect

Town Centre Objectives
MP1 – Economy 2013-18 = +
2018-23 = +
Post 2023 = +
MP2 –
Movement

2013-18 = +
2018-23 = +
Post 2023 = -

MP3 – Sense of
place

2013-18 = +
2018-23 = -

Comments
This scenario has limited beneficial effect on social
objectives as it does not completely remove the causes of
the problems identified.
This scenario has limited beneficial effect on environmental
objectives as it does not completely remove the causes of
the problems identified.
This scenario has potential to have a limited positive impact
on achieving economic objectives as the scenario supports
new development opportunities within the town centre
which will bring increased employment opportunities
This scenario has a limited positive impact on achieving
Objective MP1 as the scenario supports new development
opportunities within the town centre. However the retention
of existing highway (including Abbey Way flyover) does
preclude some sites coming forward for development.
This scenario has a limited positive impact on Objective
MP2 in the first phases as the alternative cross-town route
is implemented. However the retention of Abbey Way
flyover limits further positive benefits in the later phases.
This scenario has limited environmental benefits in the first
phase through the implementation of the alternative cross-
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Post 2023 = -

town route, but the retention of Abbey Way flyover &
Archway has a negative impact on Objective MP3 in later
phases.

MP4 – Public
space

2013-18 = + +
2018-23 = +
Post 2023 = -

This scenario has limited environmental benefits in the first
phase through the implementation of the alternative crosstown route, but the retention of Abbey Way flyover &
Archway prevents the creation of a high quality public
space network within the town centre in later phases.

MP5 – River
Wye

2013-18 = +
2018-23 = Post 2023 = 2013-18 = 0
2018-23 = 0
Post 2023 = 0

This scenario has a limited positive impact on Objective
MP5 in the shorter term but in the longer term the retention
of Abbey Way flyover precludes futures opportunities for
de-culverting of the River Wye.
Neutral effect, as money is saved through number of
signals eliminated but on-going maintenance funding
required for Abbey Way flyover.

MP6 – Spatial
structure

Supporting Analysis
Timescales
• 2013-2018 – implementation of alternative cross-town route
• 2018-2026 – Abbey Way flyover and Archway retained
Cost
Total = £5.37M
• 2013-2018 = £5.37M
On-going maintenance costs of Abbey Way flyover required indefinitely.
Affordability &
• Significant reduced capital cost as Abbey Way flyover and Archway
Financial
retained.
Sustainability
• There are significant costs associated with the retention and
maintenance of Abbey Way flyover as adopted highway.
Distribution
•
Option will bring limited benefits to all those who live, work and visit
the town centre
•
A particular impact will be felt by residents and businesses along the
route of the alternative cross-town route as there will be an increase
in traffic from current situations (although this will be less than in
scenarios which propose the full closure of Abbey Way flyover)
Practicality &
• Does not require significant demolition of Archway or Abbey Way
Public
flyover
Acceptability
• Could bring short term benefits to town centre, e.g. removal of traffic
signals
• Delivers first phase of implementation of town centre vision
• Does not plan proactively for reduction or removal of Abbey Way
flyover and therefore does not plan for publicly supported vision for
the town centre.
Dependencies
• Funding, including maintenance of Abbey Way flyover
• Implementation of shorter term works (particularly implementation of
cross-town route)
Risk
• Development of a comprehensive risk assessment strategy in order to
help identify, manage and mitigate these risks is required during the
preparation of the implementation stage.
OVERALL
This scenario is very limited in its achievement of both national and
ASSESSMENT
scheme objectives, particularly in relation to the longer-term vision
for the town centre. The scenario delivers the first element of the
vision whilst protecting future opportunities for the closure of Abbey
Way flyover and river de-culverting.. Infrastructure costs are more
limited within this scenario but there is still significant cost in the
early phases.

OPTION:
E – DO NOTHING
Sustainability Appraisal
Objective
Potential Effect
Social
0

Comments
This scenario has limited beneficial effect on social
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Limited effect
Environmental

+
Limited positive effect

Economic

+
Limited positive effect

Town Centre Objectives
MP1 – Economy 2013-18 = +
2018-23 = +
Post 2023 = +

MP2 –
Movement
MP3 – Sense of
place

MP4 – Public
space
MP5 – River
Wye
MP6 – Spatial
structure

2013-18 = - 2018-23 = - Post 2023 = - 2013-18 = - 2018-23 = - Post 2023 = - 2013-18 = - 2018-23 = - Post 2023 = - 2013-18 = +
2018-23 = Post 2023 = 2013-18 = - 2018-23 = - Post 2023 = - -

objectives as it does not completely remove the causes of
the problems identified.
This scenario has very limited beneficial effect on
environmental objectives as improvements to the public
realm of the town centre could be implemented but the
scenario does not completely address the causes of the
problems identified.
This scenario has potential to have a limited positive impact
on achieving economic objectives as the scenario supports
limited new development opportunities within the town
centre which will bring increased employment opportunities.
This scenario has a limited positive impact on achieving
Objective MP1 as the scenario supports new development
opportunities within the town centre. However the retention
of existing highway (including Abbey Way flyover) does
preclude some sites coming forward for development
This scenario has a significant negative impact on
Objective MP2 as it proposes no changes to the existing
highway network within the town centre and therefore does
not addresses the problems identified.
This scenario has a significant negative impact on
Objective MP3 as the retention of the existing network
precludes environmental and public realm improvements to
the town centre, in particular the integration of the ‘old’ and
‘expanded’ parts of the town centre.
This scenario has a significant negative impact on
Objective MP4 as the retention of the existing highway
network precludes the delivery of a high quality public
space network within the town centre.
This scenario has a negative impact on Objective MP5 as
improvements can be made to the existing river corridor but
the retention of Abbey Way flyover precludes futures
opportunities for de-culverting of the River Wye.
This scenario has a significant negative impact on
Objective MP6 as the retention of the existing network will
result in significant on-going maintenance costs.

Supporting Analysis
Timescales
• 2013-2026 – highway network is retained as present (2012)
Cost
• No capital costs for highway works or environmental improvements
• On-going maintenance costs of Abbey Way flyover required
indefinitely.
Affordability &
• There are significant costs associated with the retention and
Financial
maintenance of Abbey Way flyover as adopted highway.
Sustainability
Distribution
•
Option will bring very limited benefits to all those who live, work and
visit the town centre
Practicality &
• Does not require significant demolition of Archway or Abbey Way
Public
flyover
Acceptability
• Will not achieve longer-term vision for town centre, including deculverting of River Wye
• Does not propose any changes to the town centre that would
contribute to achieving the vision and objectives for the town centre,
which have public support.
Dependencies
• Funding, including maintenance of Abbey Way flyover
Risk
Development of a comprehensive risk assessment strategy in order to
help identify, manage and mitigate these risks is required during the
preparation for the implementation stage
OVERALL
This scenario does not achieve both the national and scheme
ASSESSMENT
objectives, particularly in relation to the longer-term vision for the
town centre. There are no capital infrastructure costs but the
scenario requires the on-going maintenance of Abbey Way flyover.
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4.45

The technical work undertaken has identified the benefits and costs of

different scenarios for the implementation of the masterplan. There are significant
costs attached to some of these scenarios but the benefits that these changes
could bring to the town centre are large. Taking into account the complexity and
scale of the masterplan proposals, and the current economic climate, the
identified preferred approach is to plan for the implementation of Scenario C –
“Implementing and Protecting”. This option brings forward the implementation of
physical works and improvements across the town centre within the plan period,
whilst protecting longer-term opportunities for further improvements, including the
future closure of Abbey Way flyover if this is deemed appropriate at the time.

4.46

This approach aims to address concerns that have been expressed during

previous rounds of engagement regarding the deliverability of the masterplan
proposals, when the Councils were proposing the full closure of Abbey Way
flyover by 2026. At a time of economic uncertainty, the revised preferred
approach allows the phasing of expenditure over a longer period of time and for
currently unknown funding sources to be identified and secured in the longer
term. It also reduces the up-front financial commitment of both authorities at a
time of budget constraint and reduction.

4.47

This revised approach seeks to address previously stated stakeholder

concerns about the impact of the proposed highway changes on the operation of
the town centre (in particular when the full closure of Abbey Way flyover was
proposed during the plan period) by phasing the implementation of changes and
allowing greater time for assessing their impact before agreeing to progress to
the next stage.
DSA policies
4.48

The preferred approach was then translated into revised policies to be

contained in the DSA Plan. Table 10 sets out how the policies were revised and
the justification for the changes.
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Table 10 DSA Policy change from 2011 to 2012
2011 Policy
HWTC1 Delivering the
Town Centre Vision

2012 Policy
HWTC1 Delivering
the Town Centre
Vision

Changes in policy wording

Justification

•

Removal of specific reference to financial
contributions and provision of infrastructure
as part of delivering the vision.

•

•

HWTC2 Townscape subsumed into
overarching environment policy

•

•

Identification of HWTC10 Swan Frontage as
existing public space (not new)

•

•

Removal of HWTC16 Oxford Road
roundabout as opportunity for opening up of
River Wye
Inclusion of policy requirements relating to
Inner Source Protection Zone
Change to Part 1(i) regarding downgrading
Abbey Way flyover to single carriageway
Includes clause relating to “protection of the
opportunity for the implementation of the
longer-term vision for the town centre”
Deletion of Part 1(b) in relation to Transport
Improvement Lines
Includes requirements for planning for public
transport within highway network design
principles

•

HWTC2 Townscape

HWTC3 Public Realm

HWTC2 Town Centre
Environment

•
•
•

•

HWTC4 Connections,
Movement and Access

HWTC3 Connections,
Movement and
Access

•

•

•

•
•

•

Not necessary to specify financial contribution
requirements in strategic visionary policy as
covered by other policy frameworks (Developer
Contributions SPD and emerging CIL)
Not felt to be necessary to have separate
townscape policy and that principles could sit
within overarching environment policy
Reflects urban design work which identifies
improvements to existing space outside Swan
Theatre, and revised approach which sees
retention of flyover ramp beyond plan period
Reflects revised approach which sees retention
of flyover ramp beyond plan period (and
therefore does not facilitate river re-opening)
Inclusion in response to comments from
Environment Agency
Reflects change in delivery approach of vision
for town centre, and refined highway design
and operation approach

Policy requirements addressed through policy
DM2. Avoids duplication.
•
Emphasises role of new development in
planning for and facilitating public transport in
and around the town centre, in line with the
design approach for the town centre network
Inclusion of development principles for new
•
To ensure that no development prejudices the
development contributing to the delivering of
delivery of this policy and the wider town centre
the vision (in relation to transport proposals)
vision.
In the development and refinement of this policy the Council considered how the policy
requirements for highway changes could be set out to address the concerns of stakeholders

2011 Policy

2012 Policy

Changes in policy wording

•

HWTC5 Economy

HWTC4 Economy

Justification

regarding the timing of the full closure of Abbey Way flyover and to ensure that the technical
evidence base supported such change. As part of the drafting of the policy, the Council proposed to
main town centre stakeholders the inclusion of a clause within the policy which would subject the
decision on full closure of Abbey Way flyover to a review of the policy and supporting evidence
base through a formal DPD review process. However following feedback from stakeholders and the
results of further technical work, it was agreed that this approach was not appropriate and that a
staged approach which planned within the plan period for the reduction of Abbey Way flyover to
single carriageway, and the protection of longer term opportunities for its full closure (post-2026)
would be more appropriate.
Includes identification of sites identified for
•
To give a site dimension to the policy and
new or enhanced quality office
identify how the principles of the policy will be
accommodation
delivered.

Table 11 sets out the results of the Sustainability Appraisal52 of these policies.
Table 11
Policy
HWTC1
Delivering the
Town Centre
Vision

Sustainability Appraisal - Options Appraised

Sustainability Appraisal of Preferred Option

Preferred Option - All development within the town centre
contributes to, and does not prejudice, the delivery of the town
centre vision

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

Alternative Option 1 - Development contributes to the town
centre vision through financial contributions

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

Alternative Option 2 - No strategic vision policy. Delivery of
vision sought through individual site specific policies

Economic
This option has the potential to have a significant positive effect on
economic objectives, as development is required to focus economic
growth and development in the town centre, through a diverse range of
52

Sustainability Appraisal of the Proposed Submission version of the Delivery and Site Allocations Plan
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Policy

Sustainability Appraisal - Options Appraised

HWTC2 Town
Centre
Environment

Preferred Option – Improved public space network
encompassing new and existing public spaces
Alternative Option - Improvements to existing public spaces
only (Frogmoor). No new public spaces created.

Sustainability Appraisal of Preferred Option
uses.
Social
This option will have a significant positive effect on social objectives as
improvements to the environment of the town centre will help encourage a
sense of identity and community within the town centre.
Environmental
This policy has a significant positive effect on environmental objectives as
the proposed public space network addresses issues of open space
deficiency within the town and proposed significant improvements to the
natural and built environment within the town centre.
Economic
This option has the potential to have a positive effect on economic
objectives, as it proposes improvements to the town centre environment
which would be likely to increase the town’s reputation and standing as a
business location as well as its attractiveness to visitors.

HWTC3
Connections,
Movement
and Access

Preferred Option – Changes to highway network including
downgrading of Abbey Way Flyover – designed to Manual for
Streets standards
Alternative Option 1 - Proposed changes to the highway
network are not required to be designed to the principles of
Manual for Streets.

Social
This scenario has beneficial effect on social objectives as it brings
improvements to the public realm and environment of the town centre,
whilst protecting opportunities for further improvements in the future.
Environmental
This scenario has potential to have some positive impact on achieving
environmental objectives as the scenario proposes improvements to the
natural and built environment within the town centre.
Economic
This option has the potential to have a positive effect on economic
objectives as the proposed changes to the highway network allow for
further development opportunities within the town centre.

HWTC4

Preferred Option – Town centre is the focus for retail activity

Social
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Policy

Sustainability Appraisal - Options Appraised

Sustainability Appraisal of Preferred Option

Economy

and other main town centre uses and has a central role for
quality office development, particularly at defined locations.

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

Alternative Option – No policy.

Environmental
This option has a positive effect on environmental objectives as it helps
bring forward a transformation in the environment of the town centre and
locates services and facilitates in an accessible location.
Economic
This option has a significant positive benefit on economic objectives as it
proposes high value employment uses within the town centre, including
high quality office development, which would raise High Wycombe’s
economic profile and encourage business and investment within the town
centre.
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5. Conclusions

5.1 This report sets out an audit of the development of the proposals for High
Wycombe town centre as set out in the Delivery and Site Allocations Plan –
Proposed Submission document (June 2012).

5.2 This audit sets out the development of the technical evidence to support the
proposals since 2004. The evidence base has been refined and expanded in
response to engagement with stakeholders and as a way of addressing the
concerns and issues raised through the consultation and engagement
processes. In particular, the development of the town centre VISSIM traffic
model and the transport assessment work undertaken and refinements to the
delivery approach and mechanisms, have been in direct response to
stakeholder comments and to address specific issues raised.

5.3 The principles and objectives for High Wycombe town centre have remained
relatively similar throughout the development of the technical evidence base,
and this is reflected in the limited number of changes to the Delivery & Site
Allocations town centre policies themselves.

APPENDICES
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APPENDIX 1
Linking the Town Centre Objectives
Feed-in Objectives

Core Strategy Policy CS3 High Wycombe Principles

Red = David Lock objectives
Blue = PPS4 objectives
Green = SA objectives

(1) Image
To transform people’s
perceptions of the town, creating
a diversity and richness of uses
that satisfies community needs
and enhance the natural and
built environment



(2) Focus
To strengthen the role of High
Wycombe as a sub-regional
centre and act as a focus to
provide facilities to meet the
needs of the District, including:
1. New Housing development
2. Economic regeneration and
growth
3. Retail and leisure
4. New development to support
higher and further education
including development of the





To transform perceptions for the town held by it citizens,
and visitors from further a field
To create a framework that optimises the beneficial
impacts of development, redevelopment and
regeneration

Town Centre Objectives







To create a diversity and richness of uses in the town
centre and adjoining areas that satisfy the needs of the
widest community over the whole of the day, the week
and the seasons
Build prosperous communities by improving the
economic performance of cities, towns, regions, subregions and local areas, both urban and rural
New economic growth and development of main town
centres uses to be focused in existing centres, with the
aim of offering a wide range of service to communities in
an attractive and safe environment and remedying
deficiencies in provision in areas with poor access to
facilities





MP1 - To transform people’s perceptions of High
Wycombe, focusing new economic growth and
development in the town centre and creating a
diversity and richness of uses that satisfies
community needs and enhances the natural and
built environment and attracts visitors to the town
MP6 - To create a clear spatial structure for future
growth and change for the town centre and a
planning & delivery framework that optimises the
beneficial impacts of development and
regeneration and targets investment where the
greatest number of town centre objectives are
met, with consideration to reducing immediate and
on-going costs where appropriate.
MP1 - To transform people’s perceptions of High
Wycombe, focusing new economic growth and
development in the town centre and creating a
diversity and richness of uses that satisfies
community needs and enhances the natural and
built environment and attracts visitors to the town
MP3 - To give High Wycombe an improved sense
of place and make it a focus for the community
and for civic activity, facilitating the integration of
the ‘old’ and ‘expanded’ parts of the town centre,
connecting key areas of activity together and
protecting and enhancing where possible the
historic townscape, environment and landscape
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Feed-in Objectives

Core Strategy Policy CS3 High Wycombe Principles
Bucks New University and
relocation of Amersham and
Wycombe College to a
central location
5. A new Sports Centre

Red = David Lock objectives
Blue = PPS4 objectives
Green = SA objectives








(3) Movement
To re-establish High Wycombe
as a ‘People Place’, where
people on foot, cycle and using
public transport enjoy a street
network designed with their
needs in mind, reducing the
impact of roads and traffic, whilst
ensuring satisfactory operation of
the highway network







(4) Inheritance
To preserve and use existing
natural, historical and cultural
assets as catalysts for further
regeneration across the town




Town Centre Objectives

To improve accessibility to essential services & facilities
and to provide opportunities to obtain good access to
health, education, recreation and other community
facilities and services
to improve the efficiency of land through re-use of
previously developed land
to encourage economic growth & competitiveness
to achieve a broad balance in the growth of housing,
population and employment
to encourage a diverse economy including a vibrant &
sustainable tourism sector

setting of the town centre

To re-establish High Wycombe as a People Place, a
place where people on foot take precedence and the
street network is designed with their needs in mind
To give priority to the quality of the pedestrian network
and the experience of town centre users walking
Deliver more sustainable patterns of development,
reduce the need to travel especially by car and respond
to climate change
To reduce contributions to climate change through
a) sustainable building practices
b) maximising the potential for renewable energy &
energy conservation
To encourage the use of sustainable methods of
transport to reduce negative effects on the environment



MP2 - To reduce the physical impact of the
highway network on the environmental quality of
the town centre and re-establish High Wycombe
as a People Place, where people on foot and
cyclists take precedence, whilst maintaining
accessibility to the town centre

To use existing assets as catalysts for wider and deeper
regeneration across the town
The historic, archaeological and architectural heritage of
centres to be conserved and, where appropriate,
enhanced to provide a sense of place and a focus for



MP3 - To give High Wycombe an improved sense
of place and make it a focus for the community
and for civic activity, facilitating the integration of
the ‘old’ and ‘expanded’ parts of the town centre,
connecting key areas of activity together and
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Feed-in Objectives

Core Strategy Policy CS3 High Wycombe Principles

Red = David Lock objectives
Blue = PPS4 objectives
Green = SA objectives

Town Centre Objectives

the community and for civic activity







(5) Structure
To give the town a clear spatial
structure for future growth and
change that positively exploits
existing axes of activity,
improves the relationship and
connections between town and
country (including opportunities
created by the River Wye and
Hughenden Stream), and
safeguards the setting of the
town






to provide for sustainable levels of water use, supply
and management, including quality of water sources
To maintain and enhance biodiversity, flora and fauna
and avoid irreversible losses
to protect and enhance the landscape and townscape of
the district & in particular those areas of designated
importance
to conserve and where appropriate enhance the historic
environment
minimise waste and then re-use it through recycling and
composting or recovering energy from waste that has
not been recycled or composted
To conserve soil resources and quality
To minimise the risk of flooding (in relation to both new
& existing development)
To give the town a clear spatial structure for future
growth and change that positively exploits existing axes
of activity
To seek to reduce the impact of roads and traffic on the
town centre to permit better integration of parts of the
town centre and to permit surplus road space to be
reclaimed for other used
To create high quality connections to residential and
other communities near to the town centre









protecting and enhancing where possible the
historic townscape, environment and landscape
setting of the town centre
MP5 - To utilise the River Wye for “place-making”
throughout the town centre by taking advantage of
opportunities to reopen and improve the river
corridor, including by increasing access to it and
maintaining and enhancing its bio-diversity value.
Ensure that no development prejudices future
opportunities for the re-opening of the River Wye.

MP3 - To give High Wycombe an improved sense
of place and make it a focus for the community
and for civic activity, facilitating the integration of
the ‘old’ and ‘expanded’ parts of the town centre,
connecting key areas of activity together and
protecting and enhancing where possible the
historic townscape, environment and landscape
setting of the town centre
MP4 - To create a high quality public space
network within the town centre to act as focal
points for the community and to make a strong
contribution to the image of the town
MP6 - To create a clear spatial structure for future
growth and change for the town centre and a
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Feed-in Objectives

Core Strategy Policy CS3 High Wycombe Principles

(6) Communities
To ensure local communities and
neighbourhoods have access to
a good range of local facilities,
benefit from “tranquil” streets
away from main routes, and see
the specific issues in our
communities of greatest need
addressed

Red = David Lock objectives
Blue = PPS4 objectives
Green = SA objectives









(7) Sense of Place
Ensure new development
achieves positive “place-making”
and has a clearly identifiable
character, including:
a. recognising the unique role
of the Chilterns valley
landscape
b. reducing the visual divide
between the surrounding




To establish a much expanded town centre resident
community
Competition between retailers and enhanced consumer
choice through the provision of innovative and efficient
shopping, leisure, tourism and local services in town
centres, which allow genuine choice to meet the needs
of the entire community (particularly socially excluded
groups)
Encourage a sense of community identify and welfare
Improve & maintain health & well-being of the population
& reduce inequalities in health
to develop & maintain a skilled workforce to support
long-term competitiveness of the district
To reduce social polarisation & levels of deprivation

To transform the two junctions at either end of the
elevated squares of Abbey Way into urban squares with
pedestrian priority
To reduce crime, fear of crime and anti-social activity
through the creation of safer places to live & work

Town Centre Objectives









planning & delivery framework that optimises the
beneficial impacts of development and
regeneration and targets investment where the
greatest number of town centre objectives are
met, with consideration to reducing immediate and
on-going costs where appropriate.
MP1 - To transform people’s perceptions of High
Wycombe, focusing new economic growth and
development in the town centre and creating a
diversity and richness of uses that satisfies
community needs and enhances the natural and
built environment and attracts visitors to the town
MP3 - To give High Wycombe an improved sense
of place and make it a focus for the community
and for civic activity, facilitating the integration of
the ‘old’ and ‘expanded’ parts of the town centre,
connecting key areas of activity together and
protecting and enhancing where possible the
historic townscape, environment and landscape
setting of the town centre

MP1 - To transform people’s perceptions of High
Wycombe, focusing new economic growth and
development in the town centre and creating a
diversity and richness of uses that satisfies
community needs and enhances the natural and
built environment and attracts visitors to the town
MP4 - To create a high quality public space
network within the town centre to act as focal
points for the community and to make a strong
contribution to the image of the town
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Core Strategy Policy CS3 High Wycombe Principles

c.

landscape and the
townscape of High Wycombe
through positive integrated
structural planting
conserving trees and
woodlands, particularly on
prominent hillsides and in
key corridors

Feed-in Objectives
Red = David Lock objectives
Blue = PPS4 objectives
Green = SA objectives

Town Centre Objectives




MP5 - To utilise the River Wye for “place-making”
throughout the town centre by taking advantage of
opportunities to reopen and improve the river
corridor, including by increasing access to it and
maintaining and enhancing its bio-diversity value.
Ensure that no development prejudices future
opportunities for the re-opening of the River Wye.
MP6 - To create a clear spatial structure for future
growth and change for the town centre and a
planning & delivery framework that optimises the
beneficial impacts of development and
regeneration and targets investment where the
greatest number of town centre objectives are
met, with consideration to reducing immediate and
on-going costs where appropriate.
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Appendix 2 - Town Centre Objectives and Performance Indicators
Objective
MP1 - To transform people’s perceptions of High
Wycombe, focusing new economic growth and
development in the town centre and creating a
diversity and richness of uses that satisfies
community needs and enhances the natural and
built environment and attracts visitors to the town
MP2 - To reduce the physical impact of the
highway network on the environmental quality of
the town centre and re-establish High Wycombe
as a People Place, where people on foot and
cyclists take precedence, whilst maintaining
accessibility to the town centre

Performance Criteria

Indicators

1. The town centre delivers a greater range of
uses which meet the needs of the community
& attracts visitors
2. New employment opportunities are created in
the town centre
3. The town centre attracts an increase in the
levels of investment
4. Environment & community impacts
1. Maintaining journey times to the town centre to
ensure it remains attractive to visitors &
employers
2. Grade-separation, which acts as a barrier to
pedestrians, is eliminated wherever possible

a)

Extent of main town centre uses proposed
within the town centre

b)

No. of jobs created through development
opportunities
Value of development generated

3. Traffic speed is reduced, contributing to a
better quality public realm

4. Traffic noise is reduced and/or mitigated
against
5. Streets are redesigned to balance priorities
between all users, reducing their ‘barrier’ effect

6. Reduction in delay to pedestrian movements

c)

d) See MP3
a) Appraisal through traffic modelling assessment

a) Extent to which option gives scope for this to
be achieved, in particular removal of flyover
ramps
b) Percentage of at-grade pedestrian crossings
provided
c) Percentage of subways removed
d) Number of footway crossovers achieved out of
total possible
a) Length (m) of dual carriageway & highway
subject to 30mph limit removed. Length of
street network implemented design to MfS &
20mph zone.
a) Appraisal through noise & vibration scoping
assessment
a) Length of current highway network redesigned
to MfS guidelines & amount of highway
recaptured for other users (width of
pavements, refuges, public space etc)
a) Estimated time saving on key pedestrian
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Objective

Performance Criteria
make pedestrian journeys more attractive

7. Infrastructure helps improve attractiveness of
public transport within the town centre
8. A simple design approach is adopted to allow
the streets & public spaces to assume a
supporting role within the town centre

9. New & existing streets are well connected and
allow for a variety of travel options
MP3 - To give High Wycombe an improved sense
of place and make it a focus for the community
and for civic activity, facilitating the integration of
the ‘old’ and ‘expanded’ parts of the town centre,
connecting key areas of activity together and
protecting and enhancing where possible the
historic townscape, environment and landscape
setting of the town centre

1. Remove flyover barrier between ‘old’ and
‘expanded’ town centre
2. A direct & legible network of streets & public
spaces between the ‘old’ and ‘expanded’ town
centre is re-established
3. The design of new streets & spaces increase
their scope to accommodate community
activities & interaction

Indicators
routes
b) Number of signalised pedestrian crossings
removed
a) Number of additional bus stops provided within
town centre (increases in penetration)
a) Number of signals eliminated over existing
situation
b) Extent to which option gives scope through
current stage of design to allow street
markings to be kept to an absolute minimum
a) Total number of restrictions to movement
choice
b) Change in number of on-street parking spaces
• See MP2
a)

a)

b)
4. Changes proposed within the town centre
physically allow for the river to be de-culverted
MP4 - To create a high quality public space
network within the town centre, to act as focal
points for the community and make a strong
contribution to the image of the town.
MP5 - To utilise the River Wye for “place-making”
throughout the town centre by taking advantage of

a)
a)

1. Spaces are pleasurable and interesting,
inviting people to pass through and linger
1.Every opportunity is pursued to improve and
reintroduce the River Wye into the town centre

b)
a)

Estimated time saving on key pedestrian
routes
Length of highway network removed or
redesigned to MfS guidelines, allowing
highway to be recaptured for other uses
Extent of new/improved public space created
(m²)
Extent that option allows for the future deculverting of the River Wye
Length of highway network removed or
redesigned to MfS guidelines, allowing
highway to be recaptured for other uses
Extent of new/improved public space created
(m²)
Extent that option allows for improvements to
the existing river corridor
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Objective
opportunities to reopen and improve the river
corridor, including by increasing access to it and
maintaining and enhancing its bio-diversity value.
Ensure no development prejudices future
opportunities for the reopening of the River Wye.
MP6 - To create a clear spatial structure for future
growth and change for the town centre and a
planning & delivery framework that optimises the
beneficial impacts of development and
regeneration and targets investment where the
greatest number of town centre objectives are met,
with consideration to reducing immediate and
ongoing costs where appropriate.

Performance Criteria

Indicators
b) Extent that option allows for the future deculverting of the River Wye

1. A balanced approach is taken to investment,
prioritising those interventions which deliver
benefits to the widest range of user-groups

a) Number of signals eliminated over existing
situation

2. The life-time costs of infrastructure are
considered and minimised wherever
appropriate

a) Extent to which option allows for the removal
Abbey Way flyover, thereby reducing ongoing
maintenance costs
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APPENDIX 3 – Summary of responses from consultations
Summary of comments received on proposed policies as part of the 2009 update consultation.53
Policy

Summary of comments received in 2009



HWTC1
Vision

26 respondents stated their support for the vision and that it met the aspirations for the town centre
Five respondents commented that they thought there was no need to change the current town centre layout and road network

Response to Q.23 - Does the vision meet with your aspirations for the town centre? If not, what suggestions / changes would you
make?
Response to Q.24 – What kind of place would you like the town centre to be in 2026?
 Less traffic, pedestrian & cycle friendly with improved high-quality public realm, including more open spaces
 Mix of uses required; business, retail, cultural, sporting & residential
 Good retail offer
 Town well-served by public transport
 More integrated town centre
 Make the most of Wycombe’s heritage & history
 Integrated bus and train networks / better access to train station
 Needs to be an attractive destination
 Access to the town centre should be easy, including adequate parking
 Better access to the Rye from town centre
 Ability to more quickly on major north-south and east-west axes
 There was split in opinion over the need for high quality office provision with the town centre. Three respondents said they would like to see
this in the town centre, while three respondents said they were not convinced of the need for any more office accommodation
Issues raised:
 River Wye – support for opening up river / should be central feature of town centre redevelopment / need to be clearer about potential to open
up river / water feature is not good enough
 Redevelopment should allow enough space within the development for a more natural river corridor to be reinstated
 Frogmoor is an important area of the town - should be developed as a traffic-free Community Space
 Not worth opening up river
 Money should be saved for other projects – what about other parts of the district instead of concentrating effort and money on the town

53

Summary of comments taken from - Imagine the Future 5 – Delivering the Strategy for Wycombe. Public Consultation on the Delivery & Site Allocations
Update Consultation Development Plan Document. Consultation Feedback Report (WDC, Nov. 2009)
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Policy

Summary of comments received in 2009


HWTC2

Response to Q.23 – Do you agree with the principles for delivering our vision, as set out in policy HWTC2?
 Principle number 5 ‘Environment – realising opportunities to enhance the environment and public realm within the town centre’ should be
strengthened to make this the most important and pressing issue
 Support changes to the transport network to assist in creating high quality bus priority routes to achieve high levels of accessibility to the town
centre
 Essential that flow of buses through Desborough Road can continue unimpeded after re-routing of A40
 Need to look further at to what extent the river can be re-opened up. Should be ensured that restoration creates semi-natural habitat where
possible. Policy wording should be revised to reflect this.
 Current road network works (keeps traffic moving and traffic & pedestrians separate – scheme is not worth doing just to make things look nice
 Proposals will just create another windy, wet canyon to link up with the far end of Eden
 A substantial reduction in accessibility of town centre stores is likely to result in a significant trade diversion out of the town centre to out-ofcentre retail locations which, in itself, would undermine the Council’s vision for High Wycombe town centre and would lead to pressure for outof-centre development.
 Proposals should not be too burdensome and be in proportion of the benefits produced
 Why isn’t Gas Works site included on the list of key gateway sites?
 Considered vital that the continued success of the Eden Centre is fully reflected in the Council’s vision and policies for the town centre and
district as a whole
 Need to ensure that short term developments do not prejudice implementation of long term vision for town centre
 Proposed new A40 route must not prejudice the function of land affected by the new route
 Council should also clarify that where necessary to deliver the vision the Council will consider using its Compulsory Purchase powers to
appropriate circumstances
 Need to ensure that plans are firmly supported by a strong evidence base


HWTC3

centre? The Council can alienate people in the outer urban and rural areas who are finding the continued emphasis on Eden a bit too much.
Such proposals would normally fall outside the remit of a Site Allocations document and should included within the Core Strategy, or an early
update of the Core Strategy where this is already adopted




Support for the proposals is based on assessment that the benefits for movement to sustainable modes in the town centre outweigh the
disadvantages for vehicular traffic
Need to make sure that elements of the wider urban transport strategy, such as town centre parking, park & ride and bus priority are in place
for the town centre to continue to work effectively
Proposed alternative A40 route:
o Increased congestion/ levels of traffic/ journey time
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Policy

Summary of comments received in 2009
Circuitous / unacceptable
Reduction in accessibility to town centre / hospital
Concerns relating to delivery
Anticipated that car bourne visitors to the town will be deterred and a reduction in visitors, particularly car-bourne customers, would be
of very significant concern to existing investors in the town
o New road alignment cuts off Desborough area, including new arts centre at St. John’s Church
o May have negative impact on bus flows along Bridge Street / Desborough Road
o Removal of on-street parking on Desborough Road will have detrimental effect on businesses – will need mitigating
o Increased rat-running through Downley and Priory Road
o Further work required on alternative route, especially junction design, capacity and environmental impacts
Particular concerns relating to High Wycombe CofE School:
o Proximity of main route (A40) to school with increased volume of traffic along Suffield Rd and increased risk of accidents
o Increased air and noise pollution
o Reduction in local parking places
o Impact on emergency services – alternative route proximity to ambulance station
o What mitigation measures will be put in place? Suggestions of reduced speed limits and new crossing/ footbridge
Oxford Road roundabout area will not create a key gateway entrance into the Octagon shopping centre
Support two-way running up Queen Victoria Road / Easton Street
No indications of what direct & attractive linkages for pedestrians and cyclists means. Needs to be shown in more detail.
Proposals must not impact on the function of existing town centre users
Parts of the Town Centre are within Flood Zone 2 (medium risk). Therefore if the sequential test is passed, any redevelopment in those areas
should include flood resistant and resilient measures to reduce the overall risk from fluvial flooding
Support principle of allocating land uses to specific sites to help deliver the town centre vision
Support policy requirement for all development sites within the town centre to contribute either directly or indirectly to the provision of
infrastructure to support the town centre vision
Indicative timing of 2009-2014 for the creation of an alternative route may be premature
Object to Table 11 – Phasing of Delivering the Town Centre Vision. Believe it possible to undertake work on the western side of town (Oxford
Road roundabout), at least in part, in advance of the rest of the plan
Needs stronger evidence base. Current evidence base does not confirm that the satisfactory re-routing of the A40 can be achieved and/or
evidence presented does not answer questions asked by Core Strategy Inspector
o
o
o
o














Suggested Alternatives
 Maintain existing flyover and open out access beneath such as already exists in the shopping centre
 Decorate flyover with planting
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Policy

Summary of comments received in 2009


Don’t deviate down by alternative route via Gas Works site but keep going along Queen Alexandra Road to junction with Desborough Avenue
and then north to A40 West Wycombe Road

Specific comments regarding bus routing
 One respondent support the continuation of the existing route, citing the need to provide access in both directions by bus to the Post Office,
Primark and Wilkinsons
 Seven respondents supported the option for a one-way bus loop, citing the improvements to the environment for pedestrians and the
reduction in congestion in this area. Suggestion that the route might work better if it was in reverse, especially for people wanting to access
railway station. The issue was raised about how a central circulation route would interact with radial routes to and from the town centre.
 One respondent support the removal of buses in both directions from Church Street to aid pedestrian footfall to the Chilterns Shopping Centre
 Priority measures for buses around the town were seen as important to allow bus routings to be reliable and attractive
 A need was identified to ensure good links between bus and train stations and better integration of services
 The potential for a hopper bus around the town centre was raised





HWTC4








When part of the site is required to deliver town centre vision, this should be taken into account in the overall package of S106 contributions.
Developers who make land available to deliver the town centre vision should benefit from exemptions or reductions in other contributions.
Concern about the suggestion of seeking enhanced contributions to reflect uplift in value in the current economic circumstances. Considers
that seeking enhanced contributions to reflect uplift in value is not in accordance with National Planning Guidance
Approach within the policy in terms of future development proposals contributing towards the financial cost of delivering the town centre vision
is supported, subject to viability. The intention of ensuring that the four gateway sites provide an enhanced financial contribution which reflects
the uplift in land value secured following changes to the highway network appears entirely logical. This should be calculated on a site by site
basis, which takes into account the specific issues associated with developing each site and market conditions.
Agree that all monetary contributions from town centre sites towards transport, open space and environmental improvements should be put
towards delivering the town centre vision
May not be realistic to assume that developer contributions will fund proposals – some element of ‘forward funding’ may be required
Support expansion of the geographical area for development contributions to contribute to the delivery of the masterplan
Phased approach for implementing certain elements of the masterplan over a longer period could take advantage of funding opportunities
when they arise but also enable completion of the scheme by 2026
Text of policy should be amended so that it cross-references with Policy B18 to ensure the viability and deliverability of the development
proposals in High Wycombe town centre are fully considered by the Council
If there is an overrun of costs, who will pay for this work?
MU24 – quantum of development achieved is likely to be less intensive than other sites due to the objective of creating new public open space
and so the value realised may not be sufficient for the purposes of fully meeting the requirement of an enhanced financial contribution
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Summary of comments received as part of the 2010 update consultation.54
Issue

Summary of comments received in 2010





Principles








Transport
Impact







Masterplan proposals would be of benefit to the town.
Support many of the proposals in principle.
Supportive of the town centre policies as a whole and policy MU24 in particular.
Support any proposals that improve the health and vitality of the town centre and add to its attractiveness as a destination – including
initiatives such as the new bus loop and improved public realm.
Support proposals for the removal of the flyover.
Sensitive to any proposals that would bring harm to the health of the Eden Centre and jeopardise its future growth, in particular proposals
which make the centre less convenient and less attractive to the majority of the customers who arrive by car.
Support proposals for the removal of Abbey Way flyover and reconfiguration of the gyratory. However not with traffic routed around the
north west of the Queen Alexandra Road campus.
Alternative A40 route proposed is unacceptable – will make access to the hospital, BNU and town centre car parks especially difficult; the
topography of the gas works site will make the link impassable in snowy conditions.
New proposal compares unfavourably with the current layout in respect of traffic management.
No justification in removing the flyover and Abbey Way gyratory – the alternative route is not acceptable.
Suggest the trial closure of Abbey Way to occur as soon as alternative routes are in place, and to be in place long enough to bed down and
for people to adjust their travel choices and routings.
In general agreement with the long-term road proposals to divert the A40 traffic and eventually remove the Abbey Way ramps and open the
river, but concern about the proposed number of traffic lights. Clear signposting of the new routes will be essential.
The Council has not yet resolved the issue of whether the gas works link road and re-routed A40 will be fit for purpose. Concern that the
evidence base does not justify the inclusion of the Gas Works Link Road in all four development scenarios. No assessment of
environmental impacts of diverting traffic undertaken.
A more preferable route for the link road would be to the south east of the gas works site.
Masterplan does not consider the implications of the new route on High Wycombe CofE School, particularly in maintaining a safe access
into the school. Consideration also needs to be given to the implications on parking around the school.
Rerouting of the traffic on Queen Alexandra Road and Suffield Road is going to cause problems for both the hospital and High Wycombe
CofE School.
Traffic management initiatives outlined require more rigorous examination with regard to the Chilterns/Frogmoor.

54

Delivering the Strategy for Wycombe. Public Consultation on the Delivery & Site Allocations Update Report Development Plan Document. Consultation
Feedback Report (WDC, Oct. 2010)
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Issue
Public
transport

Summary of comments received in 2010







River Wye
deculverting












Delivery






Welcome the acknowledgement that the bus station is operating close to capacity, and that measures to address this are necessary.
Welcome the proposals to reduce the number of buses using Church Street. Desirable that buses continue to serve the High Street and
Frogmoor. Suggest a hopper bus for the town centre (bus station, hospital, rail station, Church Street, Frogmoor, bus station).
Concerned about the use of dynamic bay allocation – suggest that new bays be provided as part of the redevelopment of Bridge Street.
De-culverting the River Wye would be visually an excellent idea, making certain areas of the town more interesting and attractive.
Pleased to see that proposals for de-culverting the River Wye were included in the Update. Accepted that this can only be achieved on a
staged basis.
Support proposals for the de-culverting of the River Wye through the town centre. Improvements are required to Abbey Way flyover and
Tesco.
Welcome references to de-culverting the river, but disappointing that it is programmed for beyond 2026.
Support the proposals for opening up of the culverted sections of the River Wye and Hughenden Stream within the town centre.
Support the principle of de-culverting the River Wye in this location as long as this does not impact on the proposed physical development
at MU24.
Welcome proposed changes to MU9 site proposals to protect opportunities for de-culverting of the Hughenden Stream.
Important to plan for the de-culverting of the whole river from the start of the existing Oxford Road culvert to safeguard opportunities for the
remaining de-culverting at a later stage. Anxious to ensure that when the river is fully de-culverted it can flow at an acceptable gradient
without the need for weirs.
River Wye and Hughenden Stream are key habitats and opportunities to deliver biodiversity here should be maximised to deliver the
proposed BOA policy.
Timescale for de-culverting the River Wye should be included in the DPD - without this the objective is undermined.
Support for latest indicative phasing periods.
Support the principle for removing Abbey Way flyover but the phasing needs to be brought forward in timescale. The timescale of delivery is
unacceptable. The overall maximum timescales for the plan should be 2020.
Concerned that revised approach to masterplan means that there is a risk that only parts will be implemented and not as a whole – needs to
be made clear that phases are part of a continuous process.
Welcome commitment to the removal of Oxford Road roundabout and the flyover at the earliest opportunity.
Support the adoption of delivery Scenario B. Object to aspect of Option C which seeks to retain Abbey Barn Flyover for bus only and/or
access to Eden Car Park. Retention of the flyover would be detrimental in the long-term and would undermine the broader regeneration
initiatives in the area.
Object to the preferred approach of a hybrid of options B & C – there is a danger that if improvements to the river are left until 2026 then
they may not be properly planned into the redevelopments planned beforehand and at worst may be dropped in a cost-cutting exercise.
Option A needs to have full budget/costings – this would help highlight funding requirements and could be reduced as appropriate to action
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Funding










Design







and revise.
Regarding table 9, at this early stage it is misleading to give anything other than provisional broad orders of cost, with bands spanning
between best and worst cases and with stated base dates.
Concerned about the achievability, deliverability and robustness of the evidence base of the proposals which provide no basis on which the
removal of Abbey Way flyover can be supported. Various strategies proposed such as intelligent traffic systems and modal shift are overly
optimistic. WDC need to substantiate that the necessary funds are identified, signed off and guaranteed to be in place to resource the
project in full.
The plan is not affordable – should spend the money instead on repairing the predicted commercial damage Eden has done.
Problems associated with funding the project are of such magnitude that unlikely ever to happen, particularly with limited public funding
available.
Objection to Policy HWTC3 re-developer contributions. Any such contributions should be assessed on a case-by-case basis and not sought
in blanket form.
Concern over the cost of the scheme, which will be borne by the local taxpayer.
Very little regard to the way in which the changes in the Update Report would be funded.
Suggest that while the trial closure is in place, low-cost public realm improvements within the lower-or nil-traffic areas should be made, as a
useful “advert” for the potential benefits of permanent closure – might include pedestrian and cycle path access from one end of Abbey Way
to the other, with appropriate planters, seating etc, to enhance the public space.
In the short-term suggestion that the Council improves pedestrian links across the Oxford Road roundabout as soon as possible.
Suggest that further design work could be undertaken to illustrate how links between Octagon Parade and Eden could be improved and
also how a downgraded Abbey Way flyover could look.
Would prefer to see the eastbound carriageway removed or downgraded as early as possible.
For shorter-term plans, comments on access to the site and potential changes of use in the interim should be reflected in the policy (retail,
leisure or other appropriate town centre uses).
The space created in front of the Swan will be a gateway to the town as seen from Marlow Hill. Any proposal to develop a building on the
site of the fire station/British Legion site should be discouraged.
Educational and cultural uses should be prioritised over other uses, particularly at ground floor level – this would maintain an active frontage
and synergy and integration with BNU’s development and the Swan Theatre.
Scale of development [at Swan Frontage area] (4 storeys) is considered to be inappropriate in this location – would detract from the design
and settings of BNU’s new landmark Gateway building.
Oppose proposals for a large office block in front of the Swan Theatre – construction should be modest in nature and of appropriate quality
for a gateway to the town.
Question the rationale for excluding the police station from the Swan Frontage allocation. No reason why police station relocation should be
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treated differently to fire station relocation.
The police station site location as a gateway would benefit from a high quality landmark development solution. Therefore it would benefit
from a mixed-use development.
Adopted trunk sewers and archaeological remains under Oxford Road roundabout require further investigation.
Main attraction of Buckingham House for tenants is its car parking facilities – any loss of car parking is therefore likely to limit ability to let
space within the building.
Impact of proposal would be to cause a material detriment to the value and amenity of land holding so the Council would be legally obliged
to acquire the entire site.
Update report makes no reference to the Chilterns Shopping Centre’s role in regenerating the town centre - the centre should not be taken
out of the primary shopping frontage zone.
There is no clear vision for buses, taxis or servicing requirements of retail units in the town centre – also need a positive vision for
Frogmoor.

Summary of the comments received on the proposed policies as part of the 2011 consultation.55
Policy

Summary of representations 2011

HWTC1
Delivering the
Town Centre
Vision

General
- Fully support the Masterplan and its objectives
- Generally positive about the aims and intentions of the Masterplan and supportive of the approach.
- Applaud the idea to integrate Eden with the historic town centre.
- The integration of the wider town into the Eden Centre is important to get right.
- Generally support the principle of the policy but maintain objection that it fails to accord with the principles of Circular 05/05 Planning
Obligations and CIL Regs.
- Disappointing that no mention of need for a new stadium or community facilities.
- Lack of evidence base for Masterplan vision.
- Utopian aspirations for the town. A short sighted plan
- WDC has failed to provide these admirable conditions anywhere within the Eden Centre and therefore there is no confidence that these
policies will be realised.

55

Delivering the Strategy for Wycombe. Public Consultation on the Draft Delivery & Site Allocations for Town Centres and Managing Development
Development Plan Document. Consultation Feedback Report (WDC, Nov. 2011)
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Summary of representations 2011
-

-

WDC has refused to engage with RIBA to set up an architect’s panel for free impartial design guidance.
A document with greater detail in design issues will not alone produce the improvements that are needed.
Taxpayers are being invited to comment on a wish list that is unrealistic; it is madness to think that the major projects being offered now
can be delivered in the foreseeable future and certainly not to the programmes envisaged by the DSA document. The Council is unwilling
to cut its cloth to suit its purse.
Would like to be closely involved in the evolution of the policies for this part of the town centre.

River Wye
- Wish to see the plan of opening up the river and hopefully removing Abbey Way flyover.
- A few yards of the river Wye cannot be argued to be a focal point
- Support for part 2e
- Support the principle of opening up the River Wye in this area.
- No assessment from the EA on the deculverting of the River Wye, costs etc.
Public realm
- Would be good to have something about quality of the public realm alluding to way finding strategy, objective to de-clutter and
management of the town centre (including sustainability, greening and promotion).
- Both Frogmoor and the High Street need reviving.
- Fail to see how a Public Realm Strategy would improve the town centre - Eden Shopping centre is soulless, impersonal and inhuman.
- One criticism is that there is no mention of the inclusion of Frogmoor.
- Should concentrate on improving public space at Frogmoor with planting, additional pedestrian space, seating, fountains and cafes.
- Should concentrate on improving public space at Frogmoor with planting, additional pedestrian space, seating, fountains, cafes and a
focal point.
- Like the idea of encouraging more evening cafes in the High Street
- Masterplan should include improvements to the High Street to make it more attractive. Taxi rank should be moved to Corporation Street
and bus stops moves to Easton Street allowing the High Street to be fully pedestrianised.
- Character areas should be revised into a pattern that makes sense so not to be an 'unbalanced' town.
- Would like to see Fire Station relocated to a new up to date building to free up space for an appealing vista as you approach the town
from Marlow Hill.
- Improvements to the access arrangements for Octagon Parade service yard - opportunities should be taken to create a new access to
the service yard here by removing one of the existing shop units fronting Oxford Street.
Demand
- Proposals do not cater for the increased demand attracted to the town centre by the proposed regeneration.

85

Policy

Summary of representations 2011
-

With over 100,000 people in Wycombe, our one centre barely 0.5 km across is insufficient.
We didn't need more shops in the town centre and now you are proposing more retail and administration at the top of Marlow Hill. West
Wycombe or Bledlow might have liked some passing trade.
Retails rentals on the edge of Bridge Street and Chairborough Road are being advertised for housing development yet they are perfectly
good buildings and built to last.
There are not adequate recycling facilities in High Wycombe. Recycling facilities should be placed on Mendy Street behind the Eden
Centre.

Delivery
- Effort should be made to deliver the Town Centre Masterplan before 2026 - wherever and whenever possible, incremental changes
should be taken.
- Not satisfied that the Masterplan scheme is deliverable. Question how the proposal would be funded now that the cost is £42.8m.
- Lack of clear financial strategy to deliver the scheme. Believe that significant improvements can be made to the town centre without
spending this amount of money.
HWTC2
Townscape

-

HWTC3
Public Realm

-

Support and objection
Support strongly. Café culture is important and relationship between road and pedestrian space should be carefully considered. This is
especially pertinent around Frogmoor and Church Street.
Church St is a critical discussion topic and a remedy must be found that supports any kind of retail circuit that can include Frogmoor. It
must also consider the infrastructure capacity of the road.
Why no mention of Frogmoor?
Masterplan should include improvements to the High Street to make it more attractive. Taxi rank should be moved to Corporation Street
and bus stops moves to Easton Street allowing the High Street to be fully pedestrianised.
Full pedestrianisation of Frogmoor and the High Street could happen now and should be implemented asap to regenerate the area. Tree
planting would help create the 'café' culture and a large sculpture/fountain would be welcomed as the area needs a focal point.
Improvements to the Swan Frontage are supported.
Opening up the River Wye is supported but should be undertaken modestly and as the opportunity arises-it should not be the driving
force to justify significant and costly projects.
Para 2(a) - This is incredibly over optimistic and unrealistic
A working fountain with seating would be a huge improvement to Frogmoor.
Support for part 2d.
Support with reservations. Point 1 (a) should be subject to satisfactory operation of alternative transport networks.
More thought must be given to shops opening onto the street - would be good to see A3 use opening onto Frogmoor itself and this being
used to complement the public realm.

86

Policy

HWTC4
Connections,
Movement
and Access

Summary of representations 2011
General
- All affected parties must be fully consulted.
- The removal of Abbey Way flyover can only improve the town centre.
- Supports policy and welcomes links between the Eden Centre and the rest of the town centre and its surrounds, in order to create a
more accessible, safe and welcoming town centre. Will result in better connectivity between principal shopping destinations in the town
centre.
- Supports the majority of the plan. Believe traffic problems could be alleviated by encouraging the M40 to be used as a High Wycombe
bypass by providing additional slip roads to the North.
- Demolishing the flyover would make travelling to Hughenden by car more difficult.
- Suggest reviewing alternative options for the removal of Abbey Way Flyover.
- To divert traffic from the busy flyover is ridiculous and plans should be revised or scrapped.
- Suggestion to extend the flyover to go over Oxford Road roundabout.
- The flyover should instead be improved with the roundabouts on either side and traffic lights at Sainsbury’s.
- The proposal to remove The Abbey Way flyover and the associated re-routing of the A40 is ill-conceived and should be abandoned.
- The proposed new line for rerouting of the A40 and the planned removal of the Abbey Way flyover should be clearly shown and labelled.
- Detailed technical transport submission provided on traffic flow, traffic growth and strategic modelling issues.
- Detailed transport comments submitted which highlight a range of concerns about traffic impact, parking, loss of driveway access, safety
issues, impact on local areas.
- Prosperity requires good transport connections and the DSA must assist transport developments.
- Lack of full and proper feasibility assessment, which has led to uncertainty.
- The scope of transport surveys are confined to the immediate effects of the town centre with no likely effects to the surrounding villages
identified, in particular Hughenden.
- Evidence base does not confirm that the satisfactory re-routing of the A40 can be achieved. Considered that it would result in increased
congestion which would discourage customers from shopping in the town centre.
- Approach to modelling does not adequately take account of the limited capacity at junctions entering the town.
- New VISSUM transport model is under development and this has not been used as part of the evidence base for the DSA. It should be
used prior to the submission document being finalised. It would seem best to allow for the total development envisaged by the Core
Strategy until the proposed CS Alteration has weight.
Alternative cross-town route
- Support but would appreciate involvement in the development and further consultation. Entrance to the main car park from Abbey Way
and egress into Lily's walk would need protecting.
- New route restricts 3 parallel routes (Abbey Flyover, Desborough Road and Suffield Road) into 1 bottleneck (Suffield Road) and
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Summary of representations 2011
-

therefore removes the possibility for re-routing local traffic in an emergency.
A radical change has to be thought of for the effective traffic management to maintain accessibility to the town centre.
Creation of an alternative cross-town route, linking Marlow Hill to West Wycombe Road is an unrealistic project with an unrealistic
timescale.
Consideration should also be given for the provision of safe parking areas.
Design of a new road route should allow for road users to pull over and let emergency vehicles past - design points include the width of
carriageways and median spaces for cars and other vehicles to move out of the carriageway into.
A number of new traffic light systems would be required to mediate the flow of traffic.
Rerouting of the traffic will also cause issue for emergency services.
Meandering side roads that traffic will be funnelled into are unsuited to the volume of traffic. The gyratory roundabout is currently an
attractive and efficient way of dealing with high volumes of traffic.
A design speed of less than 20 mph is likely to become walking speed especially if no provision is made for bus lay bys or right turning
traffic.
Implications of the proposed highways amendments on existing sites must be carefully considered.
School keen to work with the Council to address problems with the proposal to reroute traffic.
Rerouting of traffic via Suffield Road causes concern for the safety of children who attend High Wycombe C of E school. Car parking for
drop offs is already difficult and will become more problematic-this would need to be replaced with an alternative.
Concerns about the rerouting of traffic along Queen Alexandra Road. With increased traffic and enforced lower speed limit will be
required. Speed humps in Daws Hill Lane should be considered. The route is inappropriate for a class A road.
Road should be widened for the increased amount of traffic at peak times.-one lane in each direction will not cope with the volume of
traffic.
Flashing signals and signs will be required to alert drivers to the presence of a school to prevent drivers attempting to use Loakes Road
as a cut through.
Zebra crossing should be upgraded to a traffic light controlled crossing as cars often don't stop.
For the hospital, been on the newly routed A40, ambulances will have difficulties responding so quickly. Access to hospital and Buck Uni
will be difficult.
Concerned about the proposal to reroute traffic and close the Abbey Way flyover due to existing congestion problems and child safety-it
is irresponsible. A zebra crossing will not suffice and should be replaced by traffic lights as the zebra crossing is often ignored.
Congestion and bottlenecks at the proposed intersections with make access to the Hospital and Bucks Uni difficult.
Redirecting all the East-West traffic through side streets will cause traffic chaos and frequent gridlock of the town centre. Suggesting an
underpass in place of the flyover to enable the two halves of the town to be connected.
Would prefer that the eastbound carriageway be removed or downgraded as early in the process as possible.
Traffic turning right out of the hospital to the gyratory roundabout will need provision.
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-

Meandering side roads that traffic will be funnelled into are unsuited to the volume of traffic. Access to the C of E school and hospital will
be endangered. The gyratory roundabout is currently an attractive and efficient way of dealing with high volumes of traffic.
The plan appears to encourage more traffic on Bridge Street as it will be an attractive alternative to the new link road on Westbourne
Street. This is already a congested route.

Other areas of the town centre
- Concern for how fire engines would move around the new road system from the existing fire station.
-

Endorse making Easton Street two way traffic but concerns about bus routing up Queen Victoria Street then turning right into Easton
Street causing congestion and tailbacks and disrupt traffic flow on Amersham Hill.
The one way system around Easton Street, Abbey Way and Queen Victoria Road works well, so why change it?
Endorse making Queen Street two way traffic but concerns about bus routing up Queen Victoria Street then turning right into Easton
Street causing congestion and tailbacks and disrupt traffic flow on Amersham Hill
Making Easton Street and Queen Victoria Street two way is a concern. Traffic turning right into Easton Street will cause large hold-ups.
Revisions to Sainsbury access arrangements would take priority away from Sainsbury's customers in favour of through traffic.
Traffic flows on Oxford Road would decrease dramatically which would in turn significantly reduce passing trade that Sainsbury's would
be able to attract.
A substantial reduction in the accessibility of the Sainsbury's store is likely to result in significant trade diversion out of the town centre to
out-of-centre retail locations.

-

It is essential that the Council ensure that the proposals allow for the maintenance of safe and convenient two-way access for the
Staples site at all times.

-

Priory Road will be used to access Hughenden as the proposed route is so indirect.

Public Transport
- Essential that public transport accessibility is retained and improved. Measures are needed now to speed up journey times through the
town centre, through prioritisation at junctions wherever possible.
- It is essential that buses can achieve priority access to the town centre or there is a risk to the economic viability of the bus network and
would harm the interests of a growing number of people who are using the bus.
- To replace the Castle Street north-side and High Street north-side bus stops which could no longer be accessed by this proposal; a new
bus stop area should be created near the Swan Theatre at the corner of Pauls Row and St Marys Street.
- More emphasis must be made to encourage long-distance buses to use the Park and Ride area at Cressex.

89

Policy

Summary of representations 2011
-

-

Reducing the number of buses through Church Street without a viable alternative will alter the area around Frogmoor and modally shift
people away from the bus. A two way flow of buses through Church Street is vital to provide drop off and boarding points required and
desired by bus users. To encourage more travel to Frogmoor it is vital the bus links are maintained.
Bus Station is already operating beyond full capacity and any future growth in service levels as a result of successful regeneration cannot
be accommodated in the current constraints of High Wycombe bus station.
Bus journey times through the centre of High Wycombe need to be reduced - infrastructure changes, levels of traffic and poorly enforced
parking combined with the large number of traffic lights to move through hinder more than prioritise bus flow.
The proposed mini roundabout between Desborough Road and Bridge Street will hinder buses more than helping them out of Bridge
Street onto Lily's Walk. Bus lanes along Bridge Street will improve the flow for buses.
The bus station is a nuisance to those walking to and from West End; the outdoor bus station will also contribute to more pollution.
Should also have more electric buses.

Cyclists and Pedestrians
- Cycle ways will only benefit a small portion of traffic due to the hilly nature of the town.
- A pedestrian underpass or bridge from the hospital to Bucks New University will also be required.
- Generally pedestrians and motorists are considered over genuine cyclists.
- Carriageways for bicycles or wider footpaths would be welcomed.
- Footpaths on Marlow Hill are narrow and traffic is fast.
- Current East/West cycleway needs significantly improving. Signage in the town centre is often difficult to follow or non-existent.
- Important to get right the provision of pedestrian and cycle routes into and through the town.
- It is not realistic to expect people to walk and cycle everywhere.
- Some thought should be given to pedestrianisation of the whole town.
- Church Street should be completely free of traffic to make the town centre more attractive to visitors.
HWTC5
Economy

-

DSA13
Protection

-

Support overall approach but should recognise the role of existing out of centre retail or leisure locations.
Proposals which enhance the role and functioning of alternative retail locations, subject to demonstrating compliance with key tests in
national guidance, should be supported.
Is there any merit in including enterprise/incubator type accommodation under HWTC5? Could be in the form of office or studio space.
New residential developments in the town centre should include noise insulation to minimise/avoid noise complaints particularly about
late night businesses in the town centre.
It is important that heritage in maintained in connection with all developments/regeneration within the town centre.
Like the potential for opening up the Wye as an attractive river space for people to enjoy. The river Wye should be opened up as much
as possible, proposals should be bolder to include one long expanse of open-to-view river with sympathetic landscaping and riverside

90

Policy
and
Enhancement
of River and
Stream
Corridors

Summary of representations 2011
-

-

gardens. Greater naturalisation of the river would compliment the surrounding buildings. More river could be exposed in front of
Sainsbury’s.
There is little of the river to be deculverted and it would serve as a water feature rather than the stream that it is. The cost is tremendous.
The River Wye does not have the potential to be a 'prominent feature' as it is too small and the flow is irregular. Rivers require
maintenance and the piece by the council offices is already overgrown and has litter. The cost involved would be a waste.
This policy should be applied to the development adjacent to River Thames in Little Marlow Parish.
Buffer width should be minimum
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APPENDIX 4 – 2012 Appraisal Tables
SCENARIO A – FULL IMPLEMENTATION
1. Sustainability Appraisal
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

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

Indicators

Comments:
Nature of Effect

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

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

1. Crimes per 1,000 pop

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

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

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

++

+

++

+

++

+

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

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

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

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

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

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

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

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

++

++

++

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

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

+

+

+

++

++

++

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

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

Assessment of Effect
Objective
Sustainability

6

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

Indicators

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

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

Neutral effect.
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7

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

8

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

9

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

10

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

11

To conserve &
where appropriate
enhance the
historic
environment

12

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

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

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

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

Significant positive effect, as
scenario proposes de-culverting of
the River Wye by 2026

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

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

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

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

++

++

++

+

+

++

++

++

++

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

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

++

++

++

Scenario facilitates integration of historic and expanded town
centres.

++

++

++

0

0

0

Neutral effect.
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has not been
recycled or
composted

13

To conserve soil
resources &
quality

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

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

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

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

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

++

0

++

0

++

+

+

++

++

++

++

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

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

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of
housing,

Assessment of Effect
Indicators

Nature of Effect

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

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

1. Jobs: labour force

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

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

++

+

+

+

Comments:

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

18

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

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

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

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

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

++

0

++

0

++

0

Unsure of effect

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

?

?

?

++

++

++

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

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

2. Contribution to Meeting Town Centre Objectives
Objective

MP1 - To transform people’s
perceptions of High Wycombe,
focusing new economic growth
and development in the town
centre and creating a diversity
and richness of uses that satisfies
community needs and enhances
the natural and built environment

Performance Criteria

1.

2.

The town centre delivers
a greater range of uses
which meet the needs of
the community & attracts
visitors
New employment
opportunities are
created in the town

Indicators (original indicators –
to be updated)

a)

Extent of main town centre
uses proposed within the
town centre

b)

No. of jobs created through
development opportunities

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(to
(post
2018)
2023)
2023)
Positive impact, as town
+
+
++
centre sites come forward
for development, including
sites realised through
removal of Abbey Way
flyover ramps. .

Comments

Nature of Effect

+

+

++

•

Land use mix:
o
A1 – up to
13,000m²
o
B1 – up to
24,000m²
o
C3 residential
o
Expansion of
BNU campus
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Objective

Performance Criteria

and attracts visitors to the town
3.
•

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2018)
2023)
2023)

centre
The town centre attracts
c) Value of development
an increase in the levels
generated
of investment
For environment & community impacts see MP3

Comments

Additional car
parking
Estimated job creation
– up to 1900 jobs
Value of development
– estimated at
£81,000,000
o

+

+

++

•
•

Potential effect of Option on Objective MP1:
This scenario has the potential to have a very positive impact on Objective MP1, with shorter term proposals facilitating
significant benefits in the longer term.

+

+

++

MP2 - To reduce the physical
impact of the highway network on
the environmental quality of the
town centre and re-establish High
Wycombe as a People Place,
where people on foot and cyclists
take precedence, whilst
maintaining accessibility to the
town centre

10. Maintaining journey
times to the town centre
to ensure it remains
attractive to visitors &
employers
11. Grade-separation, which
acts as a barrier to
pedestrians, is
eliminated wherever
possible

b)

Appraisal through traffic
modelling assessment

Option not appraised
through 2012 traffic
modelling assessment.

0

0

0

a)

Extent to which option
gives scope for this to be
achieved, in particular
removal of flyover ramps
Percentage of at-grade
pedestrian crossings
provided
Percentage of subways
removed
Number of footway
crossovers achieved out of
total possible

Positive impact.
Scenario allows for the
greatest extent of highway
to be removed and
elimination of gradeseparation.

+

+

++

b)

c)
d)

Impacts of closing Archway
assessed during previous
strategic modelling.
•
•

•
•

12. Traffic speed is reduced,
contributing to a better
quality public realm

a)

Length (m) of dual
carriageway & highway
subject to 30mph limit

Positive impact.
Scenario allows for
greatest extent of changes

++

++

++

•

Abbey Way flyover
ramps & Archway
removed
Sub-way under Abbey
Way flyover &
Archway removed
and replaced with an
at-grade crossing
point.
Staggered crossings
removed at Oxford
Road Roundabout
7 footway crossovers
proposed (out of
possible 20). 14
additional
opportunities could be
implemented.
Approximately 1000m
of dual carriageway
subject to 30mph limit
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

removed. Length of street
network implemented
design to MfS & 20mph
zone.

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2018)
2023)
2023)
to the highway network.

Comments

Nature of Effect

•

to be removed.
Approximately 3800m
of new and existing
street network
designed to MfS
guidelines

13. Traffic noise is reduced
and/or mitigated against

a)

Appraisal through noise &
vibration scoping
assessment

Option not appraised
through noise & vibration
scoping assessment

0

0

0

14. Streets are redesigned
to balance priorities
between all users,
reducing their ‘barrier’
effect

a)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users

Positive impact, as design
approach is in line with
MfS guidelines

++

++

++

•

Approximately 3800m
of new and existing
street network
designed to MfS
guidelines

15. Reduction in delay to
pedestrian movements
make pedestrian
journeys more attractive

a)

Estimated time saving on
key pedestrian routes
Number of signalised
pedestrian crossings
removed

Positive impact, as option
proposes improvements to
pedestrian movements.

++

++

++

•

Out of 13 key routes
considered, average
time savings were 2.5
minutes, or a 25%
savings.
Seven staged
crossings and one
signalised crossing
are to be removed
from the town centre,
one new signalised
crossing put in place,
out of a total thirteen
in the town centre

b)

•
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Objective

Performance Criteria

16. Infrastructure helps
improve attractiveness
of public transport within
the town centre

Indicators (original indicators –
to be updated)

i.

17. A simple design
approach is adopted to
allow the streets &
public spaces to assume
a supporting role within
the town centre

a)

18. New & existing streets
are well connected and
allow for a variety of
travel options

a)

b)

b)

Number of additional bus
stops & bus priority
measures provided within
town centre (increases in
penetration)

Number of signals
eliminated over existing
situation
Extent to which option
gives scope through
current stage of design to
allow street markings to be
kept to an absolute
minimum
Total number of restrictions
to movement choice
Change in number of onstreet parking spaces

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2018)
2023)
2023)
Positive impact as new bus
+
+
++
infrastructure proposed.

Comments

Positive impact, as design
approach is in line with
MfS guidelines

•

Nature of Effect

++

++

++

•

•

Negative impact, as option
proposes new movement
restrictions.

-

-

-

•

•

New bus stops
proposed at
Desborough Road
(outside of Eden),
Oxford Road
roundabout and at
Swan Frontage
5 existing signalised
junctions removed,
with 1 signalised
junctions proposed
MfS guidelines
promote minimum
street markings.

Four additional
restrictions proposed
(required to facilitate
traffic flows)
Ten on-street parking
spaces lost from
Queen Alexandra
Road, 1 on-street
space gained in
Bridge Street in phase
1

Potential effect of Option on Objective MP2:
This scenario has the potential to have a significant positive impact on Objective MP2, as the scenario proposes the most
significant changes to the existing road network which will rebalance movements in the town centre between vehicular &
non-vehicular movements.
MP3 - To give High Wycombe an
improved sense of place and
make it a focus for the community
and for civic activity, facilitating

5.

Remove flyover barrier
between ‘old’ and
‘expanded’ town centre

•

See MP2

Positive impact.
Scenario allows for the
greatest extent of highway
barrier to be removed and

++

++

++

+

+

++

•

Abbey Way flyover
ramps & Archway
removed
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Objective

the integration of the ‘old’ and
‘expanded’ parts of the town
centre, connecting key areas of
activity together and protecting
and enhancing where possible
the historic townscape,
environment and landscape
setting of the town centre

Performance Criteria

6.

7.

A direct & legible
network of streets &
public spaces between
the ‘old’ and ‘expanded’
town centre is reestablished
The design of new
streets & spaces
increase their scope to
accommodate
community activities &
interaction

Indicators (original indicators –
to be updated)

Changes proposed
within the town centre
physically allow for the
river to be de-culverted

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2018)
2023)
2023)

elimination of gradeseparation.
Positive impact, as option
proposes improvements to
pedestrian movements.

a)

Estimated time saving on
key pedestrian routes

a)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users
Extent of new/improved
public space created (m²)

Positive impact, as design
approach is in line with
MfS guidelines and
removal of highway allows
greatest provision of public
space.

Extent that option allows
for the future de-culverting
of the River Wye

Positive impact as option
proposes removal of
Abbey Flyover ramps &
river de-culverting within
timeframes.

b)

8.

Nature of Effect

c)

Comments

++

++

++

•

++

++

++

•

•

•

+

+

++

++

++

++

Out of 13 key routes
considered, average
time savings were 2.5
minutes, or a 25%
savings.
Approximately 3800m
of new and existing
street network
designed to MfS
guidelines
Approximately
8000m² at the Swan
Frontage & 8700m²
@ Oxford Road
roundabout, through
the downgrading or
removal of streets and
Abbey Way flyover
ramps
Potential length of
river to be deculverted: 210m @
Swan Frontage, 172m
@ Oxford Road
roundabout

Potential effect of Option on Objective MP3:
This scenario has the potential to have a significant positive impact on Objective MP3 as option proposes significant
changes to the environment of the town centre, including the de-culverting of the River Wye by 2026.
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Objective

MP4 - To create a high quality
public space network within the
town centre, to act as focal points
for the community and make a
strong contribution to the image of
the town.

Performance Criteria

1.

Spaces are pleasurable
and interesting, inviting
people to pass through
and linger

Indicators (original indicators –
to be updated)

a)

b)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users
Extent of new/improved
public space created (m²)

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2018)
2023)
2023)
Positive impact, as design
++
++
++
approach is in line with
MfS guidelines and
removal of highway allows
greatest provision of public
space.

Comments

Nature of Effect

•

•

•

Approximately 3800m
of new and existing
street network
designed to MfS
guidelines
Approximately
8000m² at the Swan
Frontage & 8700m²
@ Oxford Road
roundabout, through
the downgrading or
removal of streets and
flyover ramps
Does not preclude
improvements to
existing public space
at Frogmoor

Potential effect of Option on Objective MP4:
This scenario has the potential to have a significant positive impact on Objective MP4 as the scenario allows the greatest
provision of public space within the town centre.
MP5 - To utilise the River Wye for
“place-making” throughout the
town centre by taking advantage
of opportunities to reopen and
improve the river corridor,
including by increasing access to
it and maintaining and enhancing
its bio-diversity value. Ensure no
development prejudices future
opportunities for the reopening of
the River Wye.

1.

Every opportunity is
pursued to improve and
reintroduce the River
Wye into the town centre

c)

d)

Extent that option allows
for improvements to the
existing river corridor
Extent that option allows
for the future de-culverting
of the River Wye

Positive impact as option
facilitates improvements to
existing river corridor and
proposes removal of
Abbey Flyover & river deculverting within
timeframes.

++

++

++
•

++

+

++

++

+

++

Potential length of
river to be deculverted: 210m @
Swan Frontage, 172m
@ Oxford Road
roundabout

Potential effect of Option on Objective MP5:
This scenario has the potential to have a significant positive impact on Objective MP5 as scenario proposes the deculverting of the River Wye by 2026.

101

Objective

MP6 - To create a clear spatial
structure for future growth and
change for the town centre and a
planning & delivery framework
that optimises the beneficial
impacts of development and
regeneration and targets
investment where the greatest
number of town centre objectives
are met, with consideration to
reducing immediate and ongoing
costs where appropriate.

Performance Criteria

1.

2.

A balanced approach is
taken to investment,
prioritising those
interventions which
deliver benefits to the
widest range of usergroups
The life-time costs of
infrastructure are
considered and
minimised wherever
appropriate

Indicators (original indicators –
to be updated)

b)

Number of signals
eliminated over existing
situation

c)

Extent to which option
allows for the removal
Abbey Way flyover,
thereby reducing ongoing
maintenance costs

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2018)
2023)
2023)
Positive impact, as existing
++
++
++
traffic signals removed.

Comments

Nature of Effect

Positive impact, as scheme
allows for the full removal
of Abbey Way flyover by
2026.

++

++

++

++

++

++

•

5 existing signalised
junctions removed,
with 1 signalised
junctions proposed

Potential effect of Option on Objective MP6:
This scenario has the potential to have a significant positive impact on Objective MP6 as it proposes the removal of existing
highway infrastructure which has significant on-going maintenance costs.

3. Appraising the Impacts on Problems
Absolute Performance
(in relation to current (or base
year) conditions)

•
•
•
•
•

Relative Performance
(whether conditions are forecast
to get better or worse in relation
to the do-minimum case )

•
•
•

Abbey Way flyover ramps and Archway are removed overcoming the current problems of division and segregation
between the new and old town centres
The closure of the flyover eliminates the need for on-going maintenance costs.
A better balance is created between movements of all modes. Pedestrians and cyclists have a better experience
within the town centre.
New opportunities for development within the town are realised creating additional employment opportunities
There is a clear framework to help guide the development of the town.
Abbey Way flyover ramps and Archway are removed overcoming the current problems of division and segregation
between the new and old town centres. The do-minimum sees Abbey Way flyover and Archway retained in situ, with
limited environmental improvements.
The closure of the flyover eliminates the need for on-going maintenance costs.
A better balance is created between movements of all modes. Pedestrians and cyclists have a better experience
within the town centre.
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•
•

New opportunities for development within the town are realised creating additional employment opportunities. The
retention of Abbey Way flyover in the do-minimum does not allow for additional development sites to come forward.
There is a clear framework to help guide the development of the town.

4. Supporting Analysis
Timescales

•
•

2013-18 – implementation of alternative cross town route
2018-2026 – removal of Archway and Abbey Way flyover ramps, development of key town centre sites and environmental
improvements including the de-culverting of the River Wye

Anticipated Scheme Costs
Capital Cost (£M)
Total = £41.1M
• 2013-2018 = £6.42M
• 2018-2023 = £21.32M
• 2023-2026 = £13.1M
Revenue
On-going maintenance costs of Abbey Way flyover until closure (post 2021)
Cost/annum (£M)
Currently maintenance works are planned in 2013/14 at a cost of £1.7M to give the flyover an additional 20-year lifespan
Source of costs
High Wycombe Town Centre Masterplan: Infrastructure Cost Estimate (PBA, March 2009)
High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, April 2012)
High Wycombe Town Centre Masterplan Background Paper (WDC & TfB, May 2012)
Affordability &
This option represents the highest costs of all the options as it requires all highway infrastructure costs and full implementation of
Financial
environmental improvements, including the de-culverting of the River Wye. There is significant cost in the later period of the plan
Sustainability
(2021-2026) due to the significant amount of works required during this period. Costs in the first five year period (2011-16) are the
same as other options (except the do-nothing)
By implementing these highway changes, this does release the greatest amount of land for further development, thus enabling the
greatest level of receipts to be generated. By implementing the full public realm improvements, including the river de-culverting, this
will have the greatest impact on improving the public realm. There are strong links between the environmental quality and placemaking of the town centre and the profile and quality of investors it can attract.
Consideration will need to be given to the issue of cash-flow, as a significant element of the receipts from new sites (at HWTC10 &
HWTC16) will come forward once infrastructure works have been completed and developments built.
The background paper identifies potential other sources of funding that could be accessed in the later phases. There is potential that
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one or both local authorities (Wycombe District Council and Buckinghamshire County Council) could contribute through their capital
budgets to the funding of the infrastructure works (no further allowance has been made for this currently beyond 2018). This would
need to be subject to internal processes and sign off by the individual authorities.
Distribution &
Equity

The proposals are focused on improvements to High Wycombe town centre and will benefit all those who live, work and visit the town
centre. High Wycombe is the main retail and service centre in the district and therefore improvements in this location will benefit the
widest number of people.
In considering the 7 protected characteristics (Equality Act 2010), a particular consideration needs to be given to the design of the
new street network in relation to people with disabilities to ensure that their needs are meet and that the design is inclusive.
Consideration has been given to this through the concept design of the street network, and though consultation with disability groups,
will be considered further at the detailed design stage.

Practicality &
Public
Acceptability

A particular impact will be felt by residents and businesses along the route of the alternative cross-town route as there will be an
increase in traffic from current situations. Work has been undertaken on assessing the impact of this increase in relation to noise and
air quality. The design of this route has tried to mitigate these impacts as far as possible, although the proposals may still be subject
to Part 1 and Part 2 claims.
• Feasibility – significant technical work has been undertaken to ensure the feasibility of the proposals, particularly in relation to
the retention of a satisfactory movement network throughout the town centre. The proposals will be subject to an Examination in
Public where this evidence is scrutinised. Both local authorities will have to work closely with each other and town centre
stakeholders, including land owners, to implement the proposals. At a political level, the proposals are supported by both
authorities.
• Area of Interest – the physical works and improvements proposed will all take place within High Wycombe town centre and will
have an impact on all those who live, work and visit the town centre. The district and county councils as planning and highway
authorities (respectively) and as landowners within the town centre will have a key role to play in delivering and financing the
proposals. Other landowners within the town and future developers will also be involved in delivering infrastructure works and
contributing to the success of the scheme.
• Complexity – this option is the most complex of all options as it involves the greatest level of highway works and public realm
improvements, including the de-culverting of the River Wye. Consideration will have to be given to wide range of issues including
the traffic operation of the network, the availability of funding and the relocation of the existing land uses. In addition the local
authorities will need to balance the priorities of this project (in particular in relation to funding) alongside other corporate
commitments.
• Time-scale – the option proposes all masterplan plan works to be completed by 2026
• Phasing – the complexity and cost of the works proposed mean that they have been phased through the period 2013-2026
o 2013-18 – implementation of alternative cross town route
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2018-2026 – removal of Archway and Abbey Way flyover ramps, development of key town centre sites and environmental
improvements including the de-culverting of the River Wye
Complementarity – the distinct phases of the masterplan all bring with them benefits to the town centre
o Implementation of alternative route – increased penetration and network resilience; public realm improvements along the
route, including the removal of traffic signals
o Removal of Abbey Way flyover ramps – improved integration of part of the town centre; allows opportunities for
redevelopment and public realm improvements to come forward
o River Wye de-culverting – achieves a long-held ambition for the town, particularly held by residents
Conflicts – the masterplan aims to provide a clear and comprehensive framework for the development of the town centre to
2026, and encompasses both shorter and longer term improvements
Political nature of policies and proposals – the masterplan vision for the town centre has been supported at a political level
within both authorities. A significant political decision for both authorities will be in relation to the release of funding for the
scheme, over other competing priorities.
Feedback from consultation – Concerns have been expressed about the speed of the implementation of this scenario, in
particular in relation to the time required to assess the impact of changes to the highway network. The scenario also requires
significant upfront funding to implement all the proposals by 2026 and this has raised concerns about deliverability from some
stakeholders. This scenario does implement the longer term vision for the town centre within the lifetime of the DSA (to 2026),
including opportunities for the de-culverting of the River Wye through the town which has public and political support.
o

•

•
•
•

Dependencies

Risk

• Acceptability of highway network operation
• Availability of funding
• Availability of land required to implement alternative cross-town route (land not currently in ownership of WDC or BCC)
• Phasing implementation – delivery each phase in advance of later phases
Includes (but not limited to):
• Availability of funding, including public sector funding
• Third party land ownerships
• Market conditions
• Increases in cost / expenditure
• Performance of the highway network and traffic conditions in line with projected outcomes
• Consideration of the appropriate project structure / team to deliver this project
• Progression of proposals through the Local Development Framework, including an Examination in Public
Development of a comprehensive risk assessment strategy in order to help identify, manage and mitigate these risks is required
during the preparation for the implementation stage.
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5. Conclusions

Overall
Assessment

This scenario performs significantly well against achieving both national and scheme objectives. However it has
the highest infrastructure cost and is the most complex of all options as it involves the greatest level of highway
works and public realm improvements, including the de-culverting of the River Wye.
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SCENARIO B – COMPREHENSIVE IMPLEMENTATION
1. Sustainability Appraisal
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

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

Indicators

Comments:
Nature of Effect

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

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

1. Crimes per 1,000 pop

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

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

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

++

+

++

+

++

+

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

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

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

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

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

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

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

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

++

++

++

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

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

+

+

+

++

++

++

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

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

Assessment of Effect
Objective
Sustainability

6

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

Indicators

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

Nature of Effect

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

Comments:

Neutral effect.
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7

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

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

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

++

++

++

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

8

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

9

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

10

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

11

To conserve &
where appropriate
enhance the
historic
environment

12

Minimise waste &
then re-use it
through recycling

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

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

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

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

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

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

+

+

+

++

++

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

++

++

++

Scenario facilitates integration of historic and expanded town
centres.

++

++

++

0

0

0

Neutral effect.
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13

or composting or
recovering energy
from waste that
has not been
recycled or
composted

2. % of demolition/ construction
waste to landfill

To conserve soil
resources &
quality

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

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

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

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

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

++

0

++

0

++

+

+

+

++

++

++

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

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

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

Assessment of Effect
Indicators

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

Nature of Effect

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

Short
term
(to
2018)

++

Med
term
(to
2023)

++

Long
term
(post
2023)

++

Comments:

Scenario facilitates the aim of the town centre vision to
promote High Wycombe as a high quality location to do
business. Improvements in the environment of the areas of
change would be likely to increase the town’s reputation and
standing as a business location as well as its attractiveness to
visitors. Sites proposed within the town centre include the
provision of high quality office accommodation.
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17

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

18

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

1. Jobs: labour force

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

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

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

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

+

+

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

++

0

++

0

++

0

Unsure of effect

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

?

?

?

++

++

++

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

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

2. Contribution to Meeting Town Centre Objectives
Objective

MP1 - To transform people’s
perceptions of High Wycombe,
focusing new economic growth
and development in the town
centre and creating a diversity

Performance Criteria

4.

The town centre delivers
a greater range of uses
which meet the needs of
the community & attracts
visitors

Indicators (original indicators –
to be updated)

d)

Extent of main town centre
uses proposed within the
town centre

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Positive impact, as town
centre sites come forward
for development, including
sites realised through
removal of Abbey Way

+

+

Comments
Long
term
(post
2023)

++

•

Land use mix:
o
A1 – up to
13,000m²
o
B1 – up to
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Objective

and richness of uses that satisfies
community needs and enhances
the natural and built environment
and attracts visitors to the town.

Performance Criteria

5.

6.
•

Indicators (original indicators –
to be updated)

New employment
e) No. of jobs created through
development opportunities
opportunities are
created in the town
centre
The town centre attracts
f)
Value of development
an increase in the levels
generated
of investment
For environment & community impacts see MP3

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

flyover ramps. .

Comments
Long
term
(post
2023)

+

+

++

+

+

++

21,000m²
C3 residential
Expansion of
BNU campus
o
Additional car
parking
Estimated job
creation – up to
1750 jobs
Value of
development –
estimated at
£70,000,000
o
o

•
•

Potential effect of Option on Objective MP1:
This scenario has the potential to have a very positive impact on Objective MP1, with shorter term proposals facilitating
significant benefits in the longer term.
19. Maintaining journey
times to the town centre
to ensure it remains
attractive to visitors &
employers
MP2 - To reduce the physical
impact of the highway network on
the environmental quality of the
town centre and re-establish High
Wycombe as a People Place,
where people on foot and cyclists
take precedence, whilst
maintaining accessibility to the
town centre

c)

Appraisal through traffic
modelling assessment

Overall, the Longer Term
masterplan scenario does
not perform as well as the
Do Minimum scenario in
traffic terms, primarily as a
result of the significant
amount of road
infrastructure that would be
removed as part of the
scheme.

+

+

++

+

+

+

See HWTCMP: Traffic
Forecasting &
Assessment Report
(Jacobs, April 2012)

While the statistics show
the Do Minimum scenario
to perform better than the
Longer Term masterplan,
the overall difference
between the two scenarios
is marginal. The total travel
time statistics for the town
centre demonstrate
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Objective

Performance Criteria

20. Grade-separation, which
acts as a barrier to
pedestrians, is
eliminated wherever
possible

Indicators (original indicators –
to be updated)

a)

b)

c)
d)

Extent to which option
gives scope for this to be
achieved, in particular
removal of flyover ramps
Percentage of at-grade
pedestrian crossings
provided
Percentage of subways
removed
Number of footway
crossovers achieved out of
total possible

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

differences between the
two scenarios to be less
than 13%, or an increase
in the journey time per
vehicle of 12 seconds in
the AM peak and 32
seconds in the PM peak.
Positive impact.
Scenario allows for the
Abbey Way flyover over to
be removed. Archway is
retained but subway filled
in and replaced with at
grade crossing.

+

+

Comments
Long
term
(post
2023)

++

•
•

•

•

21. Traffic speed is reduced,
contributing to a better
quality public realm

a)

Length (m) of dual
carriageway & highway
subject to 30mph limit
removed. Length of street
network implemented
design to MfS & 20mph
zone.

Positive impact as scenario
allows for significant
changes to the highway
network.

++

++

++

•

•

Abbey Way flyover
removed
Sub-way under
Abbey Way flyover
& Archway
removed and
replaced within atgrade crossing
points.
Staggered
crossings removed
at Oxford Road
Roundabout
7 footway
crossovers
proposed (out of
possible 20). 14
additional
opportunities could
be implemented.
Approximately
800m of dual
carriageway
subject to 30mph
limit to be removed,
and a further 200m
downgraded
Approximately
3600m of new and
existing street
network designed
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

22. Traffic noise is reduced
and/or mitigated against

b)

Appraisal through noise &
vibration scoping
assessment

Neutral effect, as some
properties experience
increase in noise levels
and some properties
experience decrease in
noise levels.

23. Streets are redesigned
to balance priorities
between all users,
reducing their ‘barrier’
effect

b)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users

24. Reduction in delay to
pedestrian movements
make pedestrian
journeys more attractive

c)

Estimated time saving on
key pedestrian routes
Number of signalised
pedestrian crossings
removed

d)

Comments
Long
term
(post
2023)
to MfS guidelines,
but elevated
sections of
Archway remain
See HWTCMP: Noise &
Vibration Scoping
Report (Jacobs, July
2011)

0

0

0

Positive impact, as design
approach is in line with
MfS guidelines

++

++

++

•

Positive impact, as option
proposes improvements to
pedestrian movements.

++

++

++

•

•

25. Infrastructure helps
improve attractiveness
of public transport within

a)

Number of additional bus
stops provided within
town centre (increases in

Positive impact as new bus
infrastructure proposed.

+

+

++

•

Approximately
3600m of new and
existing street
network designed
to MfS guidelines,
but elevated
sections of
Archway remain
Out of 13 key
routes considered,
average time
savings were 2.5
minutes, or a 25%
savings.
Seven staged
crossings and one
signalised crossing
are to be removed
from the town
centre, one new
signalised crossing
put in place, out of
a total thirteen in
the town centre
New bus stops
proposed at
Desborough Road
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

the town centre

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

penetration)

26. A simple design
approach is adopted to
allow the streets &
public spaces to assume
a supporting role within
the town centre

c)

27. New & existing streets
are well connected and
allow for a variety of
travel options

c)

d)

d)

Number of signals
eliminated over existing
situation
Extent to which option
gives scope through
current stage of design to
allow street markings to be
kept to an absolute
minimum
Total number of restrictions
to movement choice
Change in number of onstreet parking spaces

Positive impact, as design
approach is in line with
MfS guidelines

++

++

++

•

•

Negative impact, as option
proposes new movement
restrictions.

-

-

-

•

•

(outside of Eden),
Oxford Road
roundabout and at
Swan Frontage
5 existing
signalised junctions
removed, with 1
signalised junctions
proposed
MfS guidelines
promote minimum
street markings.
Four additional
restrictions
proposed (required
to facilitate traffic
flows)
Ten on-street
parking spaces lost
from Queen
Alexandra Road, 1
on-street space
gained in Bridge
Street in phase 1

Potential effect of Option on Objective MP2:
This scenario has the potential to have a significant positive impact on Objective MP2, as the scenario proposes significant
changes to the existing road network which will rebalance movements in the town centre between vehicular & nonvehicular movements.

++

++

++
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Objective

MP3 - To give High Wycombe an
improved sense of place and
make it a focus for the community
and for civic activity, facilitating
the integration of the ‘old’ and
‘expanded’ parts of the town
centre, connecting key areas of
activity together and protecting
and enhancing where possible
the historic townscape,
environment and landscape
setting of the town centre

Performance Criteria

1.

2.

3.

Indicators (original indicators –
to be updated)

Remove flyover barrier
between ‘old’ and
‘expanded’ town centre

•

A direct & legible
network of streets &
public spaces between
the ‘old’ and ‘expanded’
town centre is reestablished
The design of new
streets & spaces
increase their scope to
accommodate
community activities &
interaction

b)

d)

e)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)
•

Positive impact.
Scenario allows for the
Abbey Way flyover over to
be removed. Archway is
retained but subway filled
in and replaced with at
grade crossing.

+

Estimated time saving on
key pedestrian routes

Positive impact, as option
proposes improvements to
pedestrian movements.

++

++

++

•

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users
Extent of new/improved
public space created (m²)

Positive impact, as design
approach is in line with
MfS guidelines and
removal of highway allows
greatest provision of public
space.

++

++

++

a)

See MP2

+

++

•

b)

4.

Changes proposed
within the town centre
physically allow for the
river to be de-culverted

b)

Extent that option allows
for the future de-culverting
of the River Wye

Positive impact as option
proposes removal of
Abbey Flyover ramps
which will facilitate the deculverting of the River Wye

•

+

+

+

Abbey Way flyover
ramps removed
Archway remains

Out of 13 key
routes considered,
average time
savings were 2.5
minutes, or a 25%
savings.
Approximately
3600m of new and
existing street
network designed
to MfS guidelines,
but elevated
sections of
Archway remain
Approximately
8000m² at the
Swan Frontage &
8700m² @ Oxford
Road roundabout,
through the
downgrading or
removal of streets
and Abbey Way
flyover ramps
Potential length of
river that could be
de-culverted: 210m
@ Swan Frontage,
172m @ Oxford
Road roundabout
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

Potential effect of Option on Objective MP3:
This scenario has the potential to have a significant positive impact on Objective MP3 as option proposes significant
changes to the environment of the town centre, including facilitating the future de-culverting of the River Wye through the
removal of Abbey Way flyover ramps.
MP4 - To create a high quality
public space network within the
town centre, to act as focal points
for the community and make a
strong contribution to the image of
the town.

1. Spaces are pleasurable
and interesting, inviting
people to pass through and
linger

a) Length of current highway
network removed or redesigned
to MfS guidelines, allowing
highway to be recaptured for
other users
c) Extent of new/improved
public space created (m²)

Positive impact, as design
approach is in line with
MfS guidelines and
removal of highway allows
for provision of public
space.

++

++

++

++

++

++

•

•

•

Approximately
3600m of new and
existing street
network designed
to MfS guidelines,
but elevated
sections of
Archway remain
Approximately
8000m² at the
Swan Frontage &
8700m² @ Oxford
Road roundabout,
through the
downgrading or
removal of streets
and flyover ramps
Does not preclude
improvements to
existing public
space at Frogmoor

Potential effect of Option on Objective MP4:
This scenario has the potential to have a significant positive impact on Objective MP4 as the scenario allows for significant
provision of public space within the town centre.

++

++

++

MP5 - To utilise the River Wye for
“place-making” throughout the
town centre by taking advantage
of opportunities to reopen and
improve the river corridor,
including by increasing access to

++

+

+

a)

Every opportunity is
pursued to improve and
reintroduce the River
Wye into the town centre

a)

b)

Extent that option allows
for improvements to the
existing river corridor
Extent that option allows
for the future de-culverting
of the River Wye

Positive impact as option
facilitates improvements to
existing river corridor and
proposes removal of
Abbey Flyover ramps
which will facilitate the de-

•

Potential length of
river that could be
de-culverted: 210m
@ Swan Frontage,
172m @ Oxford
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

it, whilst maintaining and
enhancing its bio-diversity value.
Ensure no development
prejudices future opportunities for
the reopening of the River Wye.

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

culverting of the River Wye

Road roundabout

Potential effect of Option on Objective MP5:
This scenario has the potential to have a positive impact on Objective MP5, as it facilitates the longer-term de-culverting of
the River Wye.

++

+

++

MP6 - To create a clear spatial
structure for future growth and
change for the town centre and a
planning & delivery framework
that optimises the beneficial
impacts of development and
regeneration and targets
investment where the greatest
number of town centre objectives
are met, with consideration to
reducing immediate and ongoing
costs where appropriate.

1. A balanced approach is
taken to investment,
prioritising those interventions
which deliver benefits to the
widest rang of user-groups

a) Number of signals eliminated
over existing situation

Positive impact, as existing
traffic signals removed.

++

++

++

2.

a) Extent to which option allows
for the removal Abbey Way
flyover, thereby reducing
ongoing maintenance costs

Positive impact, as scheme
allows for the full removal
of Abbey Way flyover by
2026.

++

++

++

++

++

++

The life-time costs of
infrastructure are
considered and
minimised wherever
appropriate

•

5 existing
signalised junctions
removed, with 1
signalised junctions
proposed

Potential effect of Option on Objective MP6:
This scenario has the potential to have a significant positive impact on Objective MP6 as it proposes the removal of existing
highway infrastructure which has significant on-going maintenance costs.

3. Appraising the Impacts on Problems
Absolute Performance
• Abbey Way flyover ramps are removed and Archway is downgraded, overcoming the current problems of division and
segregation between the new and old town centres
• The closure of the flyover eliminates the need for on-going maintenance costs.
• A better balance is created between movements of all modes. Pedestrians and cyclists have a better experience
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•
•
Relative Performance

•
•
•
•
•

within the town centre.
Additional opportunities for development within the town are realised
There is a clear framework to help guide the development of the town.
Abbey Way flyover ramps are removed and Archway is downgraded, overcoming the current problems of division and
segregation between the new and old town centres. The do-minimum sees Abbey Way flyover and Archway retained
in situ, with limited environmental improvements.
The closure of the flyover eliminates the need for on-going maintenance costs.
A better balance is created between movements of all modes. Pedestrians and cyclists have a better experience
within the town centre.
New opportunities for development within the town are realised creating additional employment opportunities. The
retention of Abbey Way flyover in the do-minimum does not allow for additional development sites to come forward.
There is a clear framework to help guide the development of the town.

4. Supporting Analysis
Timescales

•
•
•

Anticipated Scheme Costs
Capital Cost (£M)

Revenue Cost/annum (£M)
Source of costs

Affordability & Financial
Sustainability

2013-2018 – implementation of alternative cross-town route
2018-2026 – removal of Abbey Way flyover ramps, development of key town centre sites and environmental
improvements
River de-culverting undertaken post-2026

Total = £24.56M
• 2013-2018 = £6.42M
• 2018-2023 = £15.78M
• 2023-2026 = £2.38M
Post-2026 = £11.1M
On-going maintenance costs of Abbey Way flyover until closure (post 2018)
Currently maintenance works are planned in 2013/14 at a cost of £1.7M to give the flyover an additional 20-year lifespan
High Wycombe Town Centre Masterplan: Infrastructure Cost Estimate (PBA, March 2009)
High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, April 2012)
High Wycombe Town Centre Masterplan Background Paper (WDC & TfB, May 2012)
This option has slightly reduced total capital costs as Archway is retained as an elevated structure. Costs are also spread
over a longer-time frame (beyond 2026).
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•
•
•

Costs in the first five year period (2013-18) are the same as other options (except the do-nothing)
There are still significant costs in the later period of the (2018-26) associated with highway works and re-location
of existing uses.
Cost for de-culverting of the River Wye (approximately £11.1M) are phased beyond the plan period (2026+).

By implementing these highway changes, this does release the greatest amount of land for further development, thus
enabling the greatest level of receipts to be generated. Improvements to the town centre environment will have a
significant impact on improving the public realm. There are strong links between the environmental quality and placemaking of the town centre and the profile and quality of investors it can attract.
Consideration will need to be given to the issue of cash-flow, as a significant element of the receipts from new sites (at
HWTC10 & HWTC16) will come forward once infrastructure works have been completed and developments built.
The background paper identifies potential other sources of funding that could be accessed in the later phases. There is
potential that one or both local authorities (Wycombe District Council and Buckinghamshire County Council) could
contribute through their capital budgets to the funding of the infrastructure works (no further allowance has been made for
this currently beyond 2018). This would need to be subject to internal processes and sign off by the individual authorities.
Distribution & Equity

The proposals are focused on improvements to High Wycombe town centre and will benefit all those who live, work and
visit the town centre. High Wycombe is the main retail and service centre in the district and therefore improvements in
this location will benefit the widest number of people.
In considering the 7 protected characteristics (Equality Act 2010), a particular consideration needs to be given to the
design of the new street network in relation to people with disabilities to ensure that their needs are meet and that the
design is inclusive. Consideration has been given to this through the concept design of the street network, and though
consultation with disability groups, will be considered further at the detailed design stage.

Practicality & Public
Acceptability

A particular impact will be felt by residents and businesses along the route of the alternative cross-town route as there will
be an increase in traffic from current situations. Work has been undertaken on assessing the impact of this increase in
relation to noise and air quality. The design of this route has tried to mitigate these impacts as far as possible, although
the proposals may still be subject to Part 1 and Part 2 claims.
• Feasibility – significant technical work has been undertaken to ensure the feasibility of the proposals, particularly in
relation to the retention of a satisfactory movement network throughout the town centre. The proposals will be subject
to an Examination in Public where this evidence is scrutinised. Both local authorities will have to work closely with
each other and town centre stakeholders, including land owners, to implement the proposals. At a political level, the

120

•

•

•
•

•

•
•

•

proposals are supported by both authorities.
Area of Interest – the physical works and improvements proposed will all take place within High Wycombe town
centre and will have an impact on all those who live, work and visit the town centre. The district and county councils
as planning and highway authorities (respectively) and as landowners within the town centre will have a key role to
play in delivering and financing the proposals. Other landowners within the town and future developers will also be
involved in delivering infrastructure works and contributing to the success of the scheme.
Complexity – this option is still a complex option as it involves significant highway works to 2026. The de-culverting
of the River Wye will take place post 2026. Consideration will have to be given to wide range of issues including the
traffic operation of the network, the availability of funding and the relocation of the existing land uses. In addition the
local authorities will need to balance the priorities of this project (in particular in relation to funding) alongside other
corporate commitments.
Time-scale – the option proposes all highway works and some environmental improvements within the town centre to
be completed by 2026. The de-culverting of the River Wye will take place post-2026.
Phasing – the complexity and cost of the works proposed mean that they have been phased through the period
2013-2026
o 2013-18 – implementation of alternative cross town route
o 2018-2023 - allows for the closure of Abbey Way flyover to through traffic, implemented in a low cost way.
Allows for “testing” the impact of the closure of the flyover, plus interim environmental and public realm
benefits to the town centre
o 2023-2026 – removal Abbey Way flyover ramps, development of key town centre sites and environmental
improvements
o 2026+ - de-culverting of the River Wye
Complementarity – the distinct phases of the masterplan all bring with them benefits to the town centre
o Implementation of alternative route – increased penetration and network resilience; public realm
improvements along the route, including the removal of traffic signals
o Removal of Abbey Way flyover ramps – improved integration of part of the town centre; allows opportunities
for redevelopment and public realm improvements to come forward
Conflicts – the masterplan aims to provide a clear and comprehensive framework for the development of the town
centre to 2026, and encompasses both shorter and longer term improvements
Political nature of policies and proposals – the masterplan vision for the town centre has been supported at a
political level within both authorities. The long-term time-scales for de-culverting the river (post-2026) may not be
supported by those supporters of the masterplan who wish to see it de-culverted sooner. A significant political
decision for both authorities will be in relation to the release of funding for the scheme, over other competing priorities.
Feedback from consultation –– Concerns have been expressed about the speed of the implementation of this
scenario, in particular in relation to the time required to assess the impact of changes to the highway network. The
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scenario also requires significant upfront funding and this has raised concerns about deliverability from some
stakeholders. This scenario does remove the Abbey Way flyover ramps by 2026 and the opportunities for public
space that this creates do have public and political support. However the long-term time-scales for de-culverting the
river (post-2026) may not be supported by those supporters of the masterplan who wish to see it de-culverted sooner.
Dependencies

Risk

•
•
•

Acceptability of highway network operation
Availability of funding
Availability of land required to implement alternative cross-town route (land not currently in ownership of WDC or
BCC)
• Phasing implementation – delivery each phase in advance of later phases
Includes (but not limited to):
• Availability of funding, including public sector funding
• Third party land ownerships
• Market conditions
• Increases in cost / expenditure
• Performance of the highway network and traffic conditions in line with projected outcomes
• Delivery of transport strategy measures
• Consideration of the appropriate project structure / team to deliver this project
• Progression of proposals through the Local Development Framework, including an Examination in Public
Development of a comprehensive risk assessment strategy in order to help identify, manage and mitigate these risks is
required during the preparation for the implementation stage.

5. Conclusions

Overall Assessment

This scenario performs significantly well against achieving both national and scheme objectives.
There is a significant infrastructure cost but this is managed by phasing the implementation and cost
across longer timescales (post 2026).
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SCENARIO C – IMPLEMENTING AND PROTECTING
1. Sustainability Appraisal
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

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

Indicators

Comments:
Nature of Effect

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

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

1. Crimes per 1,000 pop

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

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

++

++

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

+

+

+

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

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

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

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

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

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

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

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

+

+

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

+

+

+

+

+

+

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

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

Assessment of Effect
Objective
Sustainability

6

7

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

Indicators

Nature of Effect

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

Neutral effect.

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

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

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

+

+

+

Comments:

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

8

9

10

11

12

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

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

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

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

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

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

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

+

+

+

+

+

+

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

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

+

+

+

+

+

+

0

0

0
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13

To conserve soil
resources &
quality

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

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

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

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

0

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

+

+

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

+

+

+

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

+

+

Objective
Sustainability

16

17

18

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

Assessment of Effect
Indicators

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

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

Nature of Effect

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

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

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

+

+

+

+

+

+

Comments:

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

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

Neutral effect.
0

0

0

Unsure of effect

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

?

?

?

+

+

+

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

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

3. Contribution to Meeting Town Centre Objectives
Objective

MP1 - To transform people’s
perceptions of High Wycombe,
focusing new economic growth
and development in the town
centre and creating a diversity
and richness of uses that satisfies
community needs and enhances
the natural and built environment
and attracts visitors to the town

Performance Criteria

7.

8.

9.

The town centre delivers
a greater range of uses
which meet the needs of
the community & attracts
visitors
New employment
opportunities are
created in the town
centre
The town centre attracts
an increase in the levels
of investment

Indicators (original indicators –
to be updated)

g)

Extent of main town centre
uses proposed within the
town centre

h)

No. of jobs created through
development opportunities

i)

Value of development
generated

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Positive impact as town
centre sites come forward
for development, including
reduced development
opportunities at Oxford
Road roundabout. Does
not realise additional
development sites as
flyover ramps retained in
situ.

Comments
Long
term
(post
2023)

+

+

+

+

+

+

+

+

+
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

•
For environment & community impacts see MP3
Potential effect of Option on Objective MP1:
This scenario has the potential to have a positive impact on Objective MP1 as the scenario supports new development
opportunities within the town centre. However the retention of Abbey Way flyover ramps does preclude some sites coming
forward for development.
28. Maintaining journey
times to the town centre
to ensure it remains
attractive to visitors &
employers

MP2 - To reduce the physical
impact of the highway network on
the environmental quality of the
town centre and re-establish High
Wycombe as a People Place,
where people on foot and cyclists
take precedence, whilst
maintaining accessibility to the
town centre

d)

Appraisal through traffic
modelling assessment

Overall, the transport
assessment work shows
similar levels of
performance for this
scenario when compared
with the Do Minimum in
2026, primarily due to the
improved route choice
options provided by the
additional cross-town route
and the removal of a
number of signalised
junctions.

+

+

+

+

+

+

See HWTCMP: Traffic
Forecasting &
Assessment Report
(Jacobs, April 2012)

The overall difference
between the two scenarios
is marginal. The total travel
time results for the town
centre demonstrate
differences between the
two scenarios to be less
than 10%: a reduction in
journey time per vehicle of
19 seconds in the AM peak
and an increase of 12
seconds in the PM peak.
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Objective

Performance Criteria

29. Grade-separation, which
acts as a barrier to
pedestrians, is
eliminated wherever
possible

Indicators (original indicators –
to be updated)

c)

d)

e)
f)

Extent to which option
gives scope for this to be
achieved, in particular
removal of flyover ramps
Percentage of at-grade
pedestrian crossings
provided
Percentage of subways
removed
Number of footway
crossovers achieved out of
total possible

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Positive impact, as shorter
term improvements to
pedestrian movements
along alternative route plus
improvements at Oxford
Road roundabout but
scenario retains Abbey
Way flyover & Archway

+

+

Comments
Long
term
(post
2023)

+

•

•

•
•

•

30. Traffic speed is reduced,
contributing to a better
quality public realm

b)

Length (m) of dual
carriageway & highway
subject to 30mph limit
removed. Length of street
network implemented
design to MfS & 20mph
zone.

Alternative route put in
place to MfS standards but
Abbey Way flyover and
Archway retained as
downgraded.

+

+

+

•

•

Abbey Way and
Archway are
retained (although
does not preclude
future removal)
Sub-way under
Archway removed
and replaced within
at-grade crossing
points
Two sub-ways
retained (under
Abbey Way)
Staggered
crossings removed
at Oxford Road
Roundabout
7 footway
crossovers
proposed (out of
possible 20). 14
additional
opportunities could
be implemented.
1000m of dual
carriageway
subject to 30mph
limit to be
downgraded.
Approximately
3000m of new and
existing street
network designed
to MfS guidelines,
but elevated
sections and ramps
remain

129

Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

31. Traffic noise is reduced
and/or mitigated against

a)

Appraisal through noise &
vibration scoping
assessment

Option not appraised
through noise & vibration
scoping assessment

32. Streets are redesigned
to balance priorities
between all users,
reducing their ‘barrier’
effect

c)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users

33. Reduction in delay to
pedestrian movements
make pedestrian
journeys more attractive

e)

Estimated time saving on
key pedestrian routes
Number of signalised
pedestrian crossings
removed

f)

Comments
Long
term
(post
2023)

0

0

0

As Abbey Way flyover
retained as through
route traffic volumes on
alternative route are
lower.

Positive impact in first
years, as design approach
is in line with MfS
guidelines

++

+

+

•

Positive impact, as option
proposes improvements to
pedestrian movements.

++

+

+

•

•

34. Infrastructure helps
improve attractiveness
of public transport within
the town centre

a)

Number of additional bus
stops provided within
town centre (increases in
penetration)

Positive impact as priority
route within town centre
implemented.

0

+

+

•

Approximately
3000m of new and
existing street
network designed
to MfS guidelines,
but elevated
sections and ramps
remain, so limited
amount of new
public space
created
Out of 13 key
routes considered,
average time
savings were 2.5
minutes, or a 25%
savings.
Seven staged
crossings and one
signalised crossing
are to be removed
from the town
centre, one new
signalised crossing
put in place, out of
a total thirteen in
the town centre
Bus priority route
implemented on
downgraded Abbey
Way flyover
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)
•

35. A simple design
approach is adopted to
allow the streets &
public spaces to assume
a supporting role within
the town centre

e)

36. New & existing streets
are well connected and
allow for a variety of
travel options

e)

f)

f)

Number of signals
eliminated over existing
situation
Extent to which option
gives scope through
current stage of design to
allow street markings to be
kept to an absolute
minimum

Positive impact, as design
approach is in line with
MfS guidelines

Total number of restrictions
to movement choice
Change in number of onstreet parking spaces

Negative impact, as option
proposes new movement
restrictions.

++

++

++

•

•

-

-

-

•

•

Additional bus
stops provided in
Oxford Road
roundabout area
5 existing
signalised junctions
removed, with 1
signalised junction
proposed
MfS guidelines
promote that street
markings should be
kept to an absolute
minimum.
Four additional
restrictions
proposed (required
to facilitate traffic
flows)
Ten on-street
parking spaces lost
from Queen
Alexandria Road, 1
on-street space
gained in Bridge
Street in phase 1

Potential effect of Option on Objective MP2:
This scenario has the potential to have a significant positive impact on Objective MP2 in the first phase (2011-2016) and
second phase with improvements at Oxford Road roundabout but more limited positive benefits in the later phase.
MP3 - To give High Wycombe an
improved sense of place and
make it a focus for the community
and for civic activity, facilitating

5.

Remove flyover barrier
between ‘old’ and
‘expanded’ town centre

•

See MP2

Negative impact as Abbey
Way flyover and Archway
remain.

++

++

+

-

-

-

•

Scenario does not
preclude future
removal of highway
infrastructure.
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Objective

the integration of the ‘old’ and
‘expanded’ parts of the town
centre, connecting key areas of
activity together and protecting
and enhancing where possible
the historic townscape,
environment and landscape
setting of the town centre

Performance Criteria

6.

7.

A direct & legible
network of streets &
public spaces between
the ‘old’ and ‘expanded’
town centre is reestablished
The design of new
streets & spaces
increase their scope to
accommodate
community activities &
interaction

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

c)

Estimated time saving on
key pedestrian routes

Positive impact, as option
proposes improvements to
pedestrian movements.

++

+

+

•

f)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users
Extent of new/improved
public space created (m²)

Positive impact in first
years, as design approach
is in line with MfS
guidelines and limited
public space provision in
later phases.

++

+

0

•

g)

•

•

•

8.

Changes proposed
within the town centre

2.

Extent that option allows
for the future de-culverting

Negative impact as
retention of flyover ramps

-

-

Out of 13 key
routes considered,
average time
savings were 2.5
minutes, or a 25%
savings.
1000m of dual
carriageway
subject to 30mph
limit to be
downgraded and
subject to
environmental
improvements.
Approximately
3000m of new and
existing street
network designed
to MfS guidelines.
Approximately
6500m² of public
space at the Swan
Frontage & 6500m²
of public space at
Oxford Road
roundabout,
Retention of the
flyover and ramps
precludes deculverting the river,
although there is
scope further
amendments to the
street network in
future

-
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

physically allow for the
river to be de-culverted
Potential effect of Option on Objective MP3:

of the River Wye

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

1.

Spaces are pleasurable
and interesting, inviting
people to pass through
and linger

c)

e)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users
Extent of new/improved
public space created (m²)

Long
term
(post
2023)

precludes future deculverting.

This scenario has the potential to have limited positive benefits on Objective MP3 as it contributes to improvements for
pedestrian movements and limited public space provision, but scenarios does not remove completely the negative impacts
of Abbey Way flyover and Archway nor facilitate the de-culverting of the River Wye.
MP4 - To create a high quality
public space network within the
town centre, to act as focal points
for the community and make a
strong contribution to the image of
the town.

Comments

Positive impact in first
years, as design approach
is in line with MfS
guidelines and short term
public realm improvements
can be implemented. and
public space provision in
later phases.

+

+

+

++

++

+

•

•

•

•

1000m of dual
carriageway
subject to 30mph
limit to be
downgraded and
subject to
environmental
improvements.
Approximately
3000m of new and
existing street
network designed
to MfS guidelines.
Removal of Oxford
Road roundabout
and reconfiguration
of space to provide
additional public
space and
improved
pedestrian
connections
Retention of the
flyover and ramps
precludes deculverting the river,
although there is
scope further
amendments to the
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

•

street network in
future
Does not preclude
improvements to
existing public
space at Frogmoor

Potential effect of Option on Objective MP4:
This scenario has the potential to have positive benefits on Objective MP3 as it contributes to improvements for pedestrian
movements (particularly in the design of the alternative cross-town route to MfS standards), shorter term public realm
improvements and the provision of a new public space at Oxford Road roundabout area.

++

++

+

Limited positive impact as
improvements to the
existing river corridor can
be implemented but
retention of flyover ramps
precludes future deculverting.

+

-

-

This scenario has a positive impact on Objective MP5 in the shorter term but in the longer term the retention of Abbey Way
flyover precludes futures opportunities for de-culverting of the River Wye.

+

-

-

++

++

++

MP5 - To utilise the River Wye for
“place-making” throughout the
town centre by taking advantage
of opportunities to reopen and
improve the river corridor,
including by increasing access to
it and maintaining and enhancing
its bio-diversity value. Ensure no
development prejudices future
opportunities for the reopening of
the River Wye.

1. Every opportunity is
pursued to improve and
reintroduce the River Wye
into the town centre

c)

d)

Extent that option allows
for improvements to the
existing river corridor
Extent that option allows
for the future de-culverting
of the River Wye

Potential effect of Option on Objective MP5:

MP6 - To create a clear spatial
structure for future growth and
change for the town centre and a
planning & delivery framework

1. A balanced approach is
taken to investment,
prioritising those interventions
which deliver benefits to the

b)

Number of signals
eliminated over existing
situation

Positive impact

•

5 existing
signalised junctions
removed, with 1
signalised junction
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Objective

that optimises the beneficial
impacts of development and
regeneration and targets
investment where the greatest
number of town centre objectives
are met, with consideration to
reducing immediate and ongoing
costs where appropriate.

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

widest rang of user-groups
2.

The life-time costs of
infrastructure are
considered and
minimised wherever
appropriate

proposed
a)Extent to which option allows
for the removal Abbey Way
flyover, thereby reducing
ongoing maintenance costs

Negative impact, as flyover
is retained and requires
on-going maintenance.

-

-

-

0

0

0

Maintenance works
reduced as flyover
retained for reduced
traffic flows (single
carriageway)

Potential effect of Option on Objective MP6:
Neutral effect, as money is saved through number of signals eliminated but on-going maintenance funding required for
Abbey Way flyover.

3. Appraising the Impacts on Problems
Absolute Performance

•
•
•

Relative Performance

•
•
•

Abbey Way flyover and Archway are retained which does not fully overcome the current problems of division and
segregation between the new and old town centres. However there are environmental improvements at Oxford Road
roundabout area and to Abbey Way flyover and the introduction of a bus priority route through the town centre.
The retention of the flyover retains the need for on-going maintenance costs.
Retention of flyover ramps limits new opportunities for development in these locations
Abbey Way flyover and Archway are retained which does not fully overcome the current problems of division and
segregation between the new and old town centres. The do-minimum also sees these structures retained.
The retention of the flyover retains the need for on-going maintenance costs although there is potential for this need
to be reduced in comparison to the do-minimum as this scenario reduces traffic flows using the structure
New opportunities for development in location of flyover ramps are not realised, as per the do minimum scenario.
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4. Supporting Analysis
Timescales

•
•

Anticipated Scheme Costs
Capital Cost (£M)

Revenue Cost/annum (£M)
Source of costs

Affordability & Financial
Sustainability

2013-2018 – implementation of alternative cross-town route and Abbey Way flyover downgraded to single
carriageway
2018-2026 – junction reconfiguration at either end of the flyover plus public realm improvements

Total = £17M
• 2013-2018 = £6.42M
• 2018-2023 = £4.64M
• 2023-2026 = £5.95M
On-going maintenance costs of Abbey Way flyover required indefinitely.
High Wycombe Town Centre Masterplan: Infrastructure Cost Estimate (PBA, March 2009)
High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, April 2012)
High Wycombe Town Centre Masterplan Background Paper (WDC & TfB, May 2012)
This option has reduced capital costs as Abbey Way flyover and Archway are both retained as elevated structures. There
are costs associated with the implementation of the alternative cross-town route and subsequently by the changes made
to the junctions at either end of the flyover. Costs associated with the retention and maintenance of Abbey Way flyover as
adopted highway are retained although requirements for the level of maintenance works may be reduced if the flyover is
reduced to single carriageway.
The retention of the flyover ramps limits opportunities for additional development sites at HWTC10 Swan Frontage and
HWTC16 Oxford Road Roundabout.
Opportunities for public realm and environmental improvements can be implemented, particularly at the Oxford Road
roundabout area (and other opportunities identified through the Public Realm Action Plan) but the retention of the flyover
ramps does limit the extent of environmental improvements possible.
The background paper identifies potential other sources of funding that could be accessed in the later phases. There is
potential that one or both local authorities (Wycombe District Council and Buckinghamshire County Council) could
contribute through their capital budgets to the funding of the infrastructure works (no further allowance has been made for
this currently beyond 2018). This would need to be subject to internal processes and sign off by the individual authorities.

Distribution & Equity

The proposals are focused on improvements to High Wycombe town centre and will benefit all those who live, work and
visit the town centre. High Wycombe is the main retail and service centre in the district and therefore improvements in
this location will benefit the widest number of people.
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In considering the 7 protected characteristics (under the Equality Act 2010), a particular consideration needs to be given
to the design of the new street network in relation to people with disabilities to ensure that their needs are meet and that
the design is inclusive. Consideration has been given to this through the concept design of the street network, and though
consultation with disability groups, will be considered further at the detailed design stage.
A particular impact will be felt by residents and businesses along the route of the alternative cross-town route as there will
be an increase in traffic from current situations. Work has been undertaken on assessing the impact of this increase in
relation to noise and air quality. The retention of Abbey Way flyover as a through route will mean that the increase in
traffic flows along the alternative route will be less than scenarios which require the full closure of Abbey Way flyover.
Practicality & Public
Acceptability

•

•

•

•
•

•
•

Feasibility – significant technical work has been undertaken to ensure the feasibility of the proposals, particularly in
relation to the retention of a satisfactory movement network throughout the town centre. The proposals will be subject
to an Examination in Public where this evidence is scrutinised. Both local authorities will have to work closely with
each other and town centre stakeholders, including land owners, to implement the proposals.
Area of Interest – the physical works and improvements proposed will all take place within High Wycombe town
centre and will have an impact on all those who live, work and visit the town centre. The district and county councils
as planning and highway authorities (respectively) and as landowners within the town centre will have a key role to
play in delivering and financing the proposals. Other landowners within the town and future developers will also be
involved in delivering infrastructure works and contributing to the success of the scheme.
Complexity – this option does not require the demolition of Abbey Way flyover ramps or Archway and therefore
changes can be made to the town centre without significant highway works. The implementation of the alternative
cross-town route will still involve a wide range of issues including the availability of funding and land acquisition. In
addition the local authorities will need to balance the priorities of this project (in particular in relation to funding)
alongside other corporate commitments.
Time-scale – the option proposes all highway works and limited environmental improvements within the town centre
to be completed by 2026.
Phasing – the complexity and cost of the works proposed mean that they have been phased through the period
2013-2026
o 2013-18 – implementation of alternative cross town route and reduction of Abbey Way flyover to single
carriageway
o 2018-2026 - junction reconfiguration at either end of the flyover plus public realm improvements
Complementarity – this scenario ensures that future opportunities for the removal of Abbey Way flyover ramps are
not prejudiced (i.e through the provision of the alternative cross-town route) but does not in itself deliver the full town
centre vision
Conflicts – the scenario delivers short to medium-term improvements within the town centre, and protects future

137

•

•

Dependencies

Risk

opportunities for further network changes (as and when they come forward)
Political nature of policies and proposals – the masterplan vision for the town centre has been supported at a
political level within both authorities. This scenario delivers the first elements of the vision for the town centre and
protects opportunities in the future for further delivery. The long-term timescales of this scenario may not be
supported by those supporters who wish to see the vision implemented sooner, in particular the de-culverting of the
River Wye. A significant political decision for both authorities will be in relation to the release of funding for the
scheme, over other competing priorities.
Feedback from consultation – This scenario addresses concerns expressed about the speed of the implementation
of earlier scenarios, by phasing the changes to the highway network over a longer period of time. By spreading the
timescales for implementation, this also reduces the funding outlay required and therefore addresses concerns
regarding deliverability. This scenario does not remove the Abbey Way flyover ramps nor does it de-culvert the river
by 2026 and therefore may not be supported by those supporters of the masterplan who wish to see this delivered
sooner.

•
•
•

Acceptability of highway network operation
Availability of funding, in particular funding for on-going maintenance of Abbey Way flyover
Availability of land required to implement alternative cross-town route (land not currently in ownership of WDC or
BCC)
• Phasing implementation – delivery each phase in advance of later phases
Includes (but not limited to):
• Availability of funding, including public sector funding
• Third party land ownerships
• Market conditions
• Increases in cost / expenditure
• Performance of the highway network and traffic conditions in line with projected outcomes
• Delivery of transport strategy measures
• Consideration of the appropriate project structure / team to deliver this project
• Progression of proposals through the Local Development Framework, including an Examination in Public
Development of a comprehensive risk assessment strategy in order to help identify, manage and mitigate these risks is
required during the preparation for the implementation stage.

5. Conclusions
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Overall Assessment

This scenario achieves both national and scheme objectives. The scenario delivers elements of the
vision whilst protecting future opportunities for the closure of Abbey Way flyover and river deculverting. Infrastructure costs are more limited within this scenario but there is still significant cost in
the early phases.
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SCENARIO D – DO MINIMUM
1. Sustainability Appraisal
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

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

Indicators

Comments:
Nature of Effect

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

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

1. Crimes per 1,000 pop

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

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

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

+

+

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

+

+

+

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

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

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

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

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

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

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

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

0

0

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

0

0

0

0

0

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

Assessment of Effect
Objective
Sustainability

6

7

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

Indicators

Nature of Effect

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

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods

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

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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the environment

8

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

9

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

10

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

11

To conserve &
where appropriate
enhance the
historic
environment

12

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

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

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

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

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

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

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

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

Neutral effect.

+

+

+

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

+

+

+

+

+

+

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

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

+

+

0

0

0
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13

To conserve soil
resources &
quality

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

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

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

0

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

+

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

+

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

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

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

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

Assessment of Effect
Indicators

Nature of Effect

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

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

1. Jobs: labour force

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

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

+

+

+

Comments:

Retention of Abbey Way flyover and existing junction
arrangements would limit extent of development opportunities
at HWTC10 Swan Frontage and HWTC16 Oxford Road
roundabout. Key development opportunity at HWTC10 Swan
Frontage subject to relocation of existing uses.
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18

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

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

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

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

+

+

+

0

0

0

Neutral effect.

Unsure of effect

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

?

?

?

+

+

+

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

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

2. Contribution to Meeting Town Centre Objectives
Objective

MP1 - To transform people’s
perceptions of High Wycombe,
focusing new economic growth
and development in the town
centre and creating a diversity
and richness of uses that satisfies
community needs and enhances
the natural and built environment
and attracts visitors to the town

Performance Criteria

10. The town centre delivers
a greater range of uses
which meet the needs of
the community & attracts
visitors
11. New employment
opportunities are
created in the town
centre
12. The town centre attracts
an increase in the levels

Indicators (original indicators –
to be updated)

j)

Extent of main town centre
uses proposed within the
town centre

k)

No. of jobs created through
development opportunities

l)

Value of development
generated

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Limited positive effect, as
town centre sites come
forward for development,
Does not realise additional
development sites,
including extended
Octagon Parade as
existing highway retained
in situ.

Comments
Long
term
(post
2023)

+

+

+

+

+

+

+

+

+
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

of investment
•
For environment & community impacts see MP3
Potential effect of Option on Objective MP1:
This scenario has a limited positive impact on achieving Objective MP1 as the scenario supports new development
opportunities within the town centre. However the retention of existing highway (including Abbey Way flyover) does
preclude some sites coming forward for development.

MP2 - To reduce the physical
impact of the highway network on
the environmental quality of the
town centre and re-establish High
Wycombe as a People Place,
where people on foot and cyclists
take precedence, whilst
maintaining accessibility to the
town centre

37. Maintaining journey
times to the town centre
to ensure it remains
attractive to visitors &
employers
38. Grade-separation, which
acts as a barrier to
pedestrians, is
eliminated wherever
possible

+

+

e)

Appraisal through traffic
modelling assessment

Option not appraised
through traffic modelling
assessment.

0

0

0

e)

Extent to which option
gives scope for this to be
achieved, in particular
removal of flyover ramps
Percentage of at-grade
pedestrian crossings
provided
Percentage of subways
removed
Number of footway
crossovers achieved out of
total possible

Limited positive impact, as
shorter term improvements
to pedestrian movements
along alternative route plus
but scenario retains Abbey
Way flyover & Archway

+

-

-

Length (m) of dual
carriageway & highway
subject to 30mph limit
removed. Length of street
network implemented
design to MfS & 20mph
zone.

Limited positive impact, as
implementation of
alternative cross-town
route to MfS standards but
Abbey Way flyover and
Archway retained.

f)

g)
h)

39. Traffic speed is reduced,
contributing to a better
quality public realm

+

i)

•
•

•

+

+

-

•

•
•

Abbey Way and
Archway retained
Three sub-ways
retained (under
Abbey Way and
Archway)
7 footway
crossovers
proposed (out of
possible 20). 14
additional
opportunities could
be implemented.
255m of dual
carriageway
subject to 30mph
limit to be removed.
600m of street
network designed
to MfS guidelines
555m of highway
network changes
from 30mphspeed
limit to 20mph
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)
•

40. Traffic noise is reduced
and/or mitigated against

g)

Appraisal through noise &
vibration scoping
assessment

Option not appraised
through noise & vibration
scoping assessment

41. Streets are redesigned
to balance priorities
between all users,
reducing their ‘barrier’
effect

d)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users

42. Reduction in delay to
pedestrian movements
make pedestrian
journeys more attractive

a)

Estimated time saving on
key pedestrian routes
Number of signalised
pedestrian crossings
removed

b)

0

0

0

Positive impact in first
years, as design approach
is in line with MfS
guidelines but no scope for
full MfS implementation
and few new public spaces
created

++

-

-

Limited positive impact, as
pedestrian routes improve
in western town centre but
remain broadly as existing
elsewhere

+

•

•

-

-

•

•

design speed
But elevated ramps
and sections
remain and design
speed of existing
roads remains the
same.

Approximately
1800m existing
streets redesigned
to MfS guidelines
Approximately
420m of dual
carriageway
partially redesigned

3existing signalised
junctions removed,
with 1 signalised
junctions proposed
Staged crossings
remain at Oxford
Road roundabout.
Lack of scope for a
MfS approach
across the town
centre fails to
influence driver
behaviour and
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)
precludes the
removal of all
possible signalised
crossings

43. Infrastructure helps
improve attractiveness
of public transport within
the town centre
44. A simple design
approach is adopted to
allow the streets &
public spaces to assume
a supporting role within
the town centre

g)

45. New & existing streets
are well connected and
allow for a variety of
travel options

g)

g)

h)

h)

Number of additional bus
stops provided within town
centre (increases in
penetration)
Number of signals
eliminated over existing
situation
Extent to which option
gives scope through
current stage of design to
allow street markings to be
kept to an absolute
minimum

Negative impact, as no
additional bus priority or
bus stops implemented

-

-

-

Positive impact as design
approach for first phase is
in line with MfS guidelines

+

+

0

Total number of restrictions
to movement choice
Change in number of onstreet parking spaces

Negative impact, as option
proposes new movement
restrictions.

•

•

-

-

-

•

•

3 existing
signalised junctions
removed, with 1
signalised junction
proposed
MfS guidelines
promote that street
markings should be
kept to an absolute
minimum, but
applicable only to
new link road
instead of to the
whole town centre
network
Four additional
restrictions
proposed (required
to facilitate traffic
flows)
Ten on-street
parking spaces lost
from Queen
Alexandria Road, 1
on-street space
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)
gained in Bridge
Street in phase 1

Potential effect of Option on Objective MP2:
This scenario has a limited positive impact on Objective MP2 in the first phases as the alternative cross-town route is
implemented. However the retention of Abbey Way flyover limits further positive benefits in the later phases.

+

+

-

MP3 - To give High Wycombe an
improved sense of place and
make it a focus for the community
and for civic activity, facilitating
the integration of the ‘old’ and
‘expanded’ parts of the town
centre, connecting key areas of
activity together and protecting
and enhancing where possible
the historic townscape,
environment and landscape
setting of the town centre

9.

Remove flyover barrier
between ‘old’ and
‘expanded’ town centre

a)

See MP2

Negative impact as Abbey
Way flyover and Archway
remain.

-

-

-

10. A direct & legible
network of streets &
public spaces between
the ‘old’ and ‘expanded’
town centre is reestablished

d)

Estimated time saving on
key pedestrian routes

Limited positive impact, as
pedestrian routes improve
in western town centre but
remain broadly as existing
elsewhere.

+

-

-

•

11. The design of new
streets & spaces
increase their scope to
accommodate
community activities &
interaction

h)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users
Extent of new/improved
public space created (m²)

Positive impact in first
years, as design approach
is in line with MfS
guidelines but no scope for
full MfS implementation
and few new public spaces
created

++

-

-

•

i)

•

Out of 13 key
routes considered,
4 routes affected
by changes to the
street network, with
average time
savings of
approximately
25%.
Approximately
1800m existing
streets redesigned
to MfS guidelines
but minimal scope
for new public
spaces result
Approximately
420m of dual
carriageway
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

•

•

12. Changes proposed
within the town centre
physically allow for the
river to be de-culverted
Potential effect of Option on Objective MP3:

a)Extent that option allows for
the future de-culverting of the
River Wye

Negative impact as
retention of flyover
precludes future deculverting.

This scenario has limited environmental benefits in the first phase through the implementation of the alternative cross-town
route, but the retention of Abbey Way flyover & Archway has a negative impact on Objective MP3 in later phases.
MP4 - To create a high quality
public space network within the
town centre, to act as focal points
for the community and make a
strong contribution to the image of
the town.

1.

Spaces are pleasurable
and interesting, inviting
people to pass through
and linger

d)

f)

Length of current highway
network removed or
redesigned to MfS
guidelines, allowing
highway to be recaptured
for other users
Extent of new/improved
public space created (m²)

Positive impact in first
years, as design approach
is in line with MfS
guidelines and short term
public realm improvements
can be implemented but no
scope for full MfS
implementation and few
new public spaces created

-

-

-

+

-

-

++

+

-

•

•

•

•

partially redesigned
No new public
spaces created at
Swan Frontage or
Oxford Road
Roundabout.
Does not preclude
improvements to
existing public
space at Frogmoor

Approximately
1800m existing
streets redesigned
to MfS guidelines
but minimal scope
for new public
spaces result
Approximately
420m of dual
carriageway
partially redesigned
No new public
spaces created at
Swan Frontage or
Oxford Road
Roundabout.
Does not preclude
improvements to
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)
existing public
space at Frogmoor

Potential effect of Option on Objective MP4:
This scenario has limited environmental benefits in the first phase through the implementation of the alternative cross-town
route, but the retention of Abbey Way flyover & Archway prevents the creation of a high quality public space network within
the town centre in later phases.
MP5 - To utilise the River Wye for
“place-making” throughout the
town centre by taking advantage
of opportunities to reopen and
improve the river corridor,
including by increasing access to
it and maintaining and enhancing
its bio-diversity value. Ensure no
development prejudices future
opportunities for the reopening of
the River Wye.

b)

Every opportunity is
pursued to improve and
reintroduce the River
Wye into the town centre

a) Extent that option allows for
improvements to the existing
river corridor
b) Extent that option allows for
the future de-culverting of the
River Wye

Limited positive impact as
improvements to the
existing river corridor can
be implemented but
retention of flyover ramps
precludes future deculverting.

++

+

-

+

-

-

+

-

-

+

+

+

Potential effect of Option on Objective MP5:
This scenario has a limited positive impact on Objective MP5 in the shorter term but in the longer term the retention of
Abbey Way flyover precludes futures opportunities for de-culverting of the River Wye.
MP6 - To create a clear spatial
structure for future growth and
change for the town centre and a
planning & delivery framework
that optimises the beneficial
impacts of development and
regeneration and targets

3.

A balanced approach is
taken to investment,
prioritising those
interventions which
deliver benefits to the
widest rang of usergroups

d)

Number of signals
eliminated over existing
situation

Positive impact as design
proposes removal of
signals.

•

4 existing
signalised junctions
removed, with 1
signalised junctions
proposed
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Objective

investment where the greatest
number of town centre objectives
are met, with consideration to
reducing immediate and ongoing
costs where appropriate.

Performance Criteria

4.

The life-time costs of
infrastructure are
considered and
minimised wherever
appropriate

Indicators (original indicators –
to be updated)

a)

Extent to which option
allows for the removal
Abbey Way flyover,
thereby reducing ongoing
maintenance costs

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Negative impact, as flyover
is retained and requires
on-going maintenance.

Comments
Long
term
(post
2023)

--

--

--

0

0

0

Potential effect of Option on Objective MP6:
Neutral effect, as money is saved through number of signals eliminated but on-going maintenance funding required for
Abbey Way flyover.

3.Appraising the Impacts on Problems
Absolute Performance

•
•
•

Relative Performance

•

Abbey Way flyover and Archway are retained which does not fully overcome the current problems of division and
segregation between the new and old town centres.
The retention of the flyover retains the need for on-going maintenance costs.
Retention of flyover ramps limits new opportunities for development in these locations

•
•

Abbey Way flyover and Archway are retained which does not fully overcome the current problems of division and
segregation between the new and old town centres.
The retention of the flyover retains the need for on-going maintenance costs.
New opportunities for development in location of flyover ramps are not realised, as per the do minimum scenario

•
•

2013-2018 – implementation of alternative cross-town route
2018-2026 – Abbey Way flyover and Archway retained

4. Supporting Analysis
Timescales
Anticipated Scheme Costs
Capital Cost (£M)

Total = £5.37M
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•
Revenue Cost/annum (£M)
Source of costs

Affordability & Financial
Sustainability

2013-2018 = £5.37M

On-going maintenance costs of Abbey Way flyover required indefinitely.
High Wycombe Town Centre Masterplan: Infrastructure Cost Estimate (PBA, March 2009)
High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, April 2012)
High Wycombe Town Centre Masterplan Background Paper (WDC & TfB, May 2012)
This option has reduced capital costs as Abbey Way flyover and Archway are both retained as elevated structures. The
most substantial costs come in the earlier phases with the implementation of the alternative cross-town route. There are
significant costs associated with the retention and maintenance of Abbey Way flyover as adopted highway.
The retention of the flyover ramps limits opportunities for additional development sites at HWTC10 Swan Frontage and
HWTC16 Oxford Road Roundabout.
Opportunities for public realm and environmental improvements identified through the Public Realm Action Plan can be
implemented but the retention of the flyover ramps does limit the extent of environmental improvements possible.
The background paper identifies potential other sources of funding that could be accessed in the later phases. There is
potential that one or both local authorities (Wycombe District Council and Buckinghamshire County Council) could
contribute through their capital budgets to the funding of the infrastructure works (no further allowance has been made for
this currently beyond 2018). This would need to be subject to internal processes and sign off by the individual authorities.

Distribution & Equity

The proposals are focused on improvements to High Wycombe town centre and will benefit all those who live, work and
visit the town centre. High Wycombe is the main retail and service centre in the district and therefore improvements in
this location will benefit the widest number of people.
In considering the 7 protected characteristics (under the Equality Act 2010), a particular consideration needs to be given
to the design of the new street network in relation to people with disabilities to ensure that their needs are meet and that
the design is inclusive. Consideration has been given to this through the concept design of the street network, and though
consultation with disability groups, will be considered further at the detailed design stage.
A particular impact will be felt by residents and businesses along the route of the alternative cross-town route as there will
be an increase in traffic from current situations, although this increase will be limited in this scenario as Abbey Way flyover
is retained for general traffic. Work has been undertaken on assessing the impact of this increase in relation to noise and
air quality. The retention of Abbey Way flyover as a through route will mean that the increase in traffic flows along the
alternative route will be less than scenarios which require the full closure of Abbey Way flyover.
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Practicality & Public
Acceptability

•

•

•

•
•

•
•
•

•

Feasibility – significant technical work has been undertaken to ensure the feasibility of the proposals, particularly in
relation to the retention of a satisfactory movement network throughout the town centre. The proposals will be subject
to an Examination in Public where this evidence is scrutinised. Both local authorities will have to work closely with
each other and town centre stakeholders, including land owners, to implement the proposals.
Area of Interest – the physical works and improvements proposed will all take place within High Wycombe town
centre and will have an impact on all those who live, work and visit the town centre. The district and county councils
as planning and highway authorities (respectively) and as landowners within the town centre will have a key role to
play in delivering and financing the proposals. Other landowners within the town and future developers will also be
involved in delivering infrastructure works and contributing to the success of the scheme.
Complexity – this option does not require the demolition of Abbey Way flyover ramps or Archway and therefore
changes can be made to the town centre without significant highway works. The implementation of the alternative
cross-town route will still involve a wide range of issues including the availability of funding and land acquisition. In
addition the local authorities will need to balance the priorities of this project (in particular in relation to funding)
alongside other corporate commitments.
Time-scale – the option proposes all highway works and limited environmental improvements within the town centre
to be completed by 2026.
Phasing – the complexity and cost of the works proposed mean that they have been phased through the period
2013-2026
o 2013-18 – implementation of alternative cross town route
o 2018-2026 - Abbey Way flyover retained for through traffic, plus limited environmental improvements
Complementarity – this scenario ensures that future opportunities for the removal of Abbey Way flyover ramps are
not prejudiced (i.e through the provision of the alternative cross-town route) but does not in itself deliver the longerterm town centre vision
Conflicts – the scenario delivers shorter-term improvements within the town centre, and protects future opportunities
for further network changes (as and when they come forward)
Political nature of policies and proposals – the masterplan vision for the town centre has been supported at a
political level within both authorities. This scenario delivers the first element of the vision for the town centre and
protects opportunities in the future for further delivery. The long-term timescales of this scenario may not be
supported by those supporters who wish to see the vision implemented sooner, in particular the de-culverting of the
River Wye. A significant political decision for both authorities will be in relation to the release of funding for the
scheme, over other competing priorities.
Feedback from consultation – This scenario retains Abbey Way flyover as dual carriageway and therefore
addresses concerns about the performance and operation of the highway network. It does not however plan
proactively for any reduction in or removal of Abbey Way flyover and therefore may not be supported by those
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supporters of the masterplan who wish to see this delivered sooner.
Dependencies

Risk

•
•
•

Acceptability of highway network operation
Availability of funding, in particular funding for on-going maintenance of Abbey Way flyover
Availability of land required to implement alternative cross-town route (land not currently in ownership of WDC or
BCC)
• Phasing implementation – delivery each phase in advance of later phases
Includes (but not limited to):
• Availability of funding, including public sector funding
• Third party land ownerships
• Market conditions
• Increases in cost / expenditure
• Performance of the highway network and traffic conditions in line with projected outcomes
• Delivery of transport strategy measures
• Consideration of the appropriate project structure / team to deliver this project
• Progression of proposals through the Local Development Framework, including an Examination in Public
Development of a comprehensive risk assessment strategy in order to help identify, manage and mitigate these risks is
required during the preparation for the implementation stage..

5. Conclusions

Overall Assessment

This scenario is very limited in its achievement of both national and scheme objectives, particularly in
relation to the longer-term vision for the town centre. The scenario delivers the first element of the
vision whilst protecting future opportunities for the closure of Abbey Way flyover and river deculverting.. Infrastructure costs are more limited within this scenario but there is still significant cost
in the early phases.
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SCENARIO E – DO NOTHING
1.Sustainability Appraisal
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

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

Indicators

Comments:
Nature of Effect

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

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

1. Crimes per 1,000 pop

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

1. % residents within 500m of
services/facilities

Short
term
(to
2018)

Med
term
(to
2023)

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

+

+

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

+

+

+

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

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

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

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

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

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

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

0

0

0

0

0

0

0

0

0

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

Assessment of Effect
Objective
Sustainability

6

7

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

Indicators

Nature of Effect

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

Neutral effect.

1. Annual NO2 outputs
2. Modal split
3. Development by Accessibility
Zone
4. Travel to school methods

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

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

0

0

0

0

0

0

Comments:
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the environment

8

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

9

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

10

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

11

To conserve &
where appropriate
enhance the
historic
environment

12

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

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

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

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

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

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

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

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

Neutral effect.

0

0

0

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

+

+

+

+

+

+

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

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

+

+

0

0

0
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13

To conserve soil
resources &
quality

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

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

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

0

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

+

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

+

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

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

0

0

0

+

+

+

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

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

Assessment of Effect
Indicators

Nature of Effect

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

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

1. Jobs: labour force

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

Short
term
(to
2018)

Med
term
(to
2023)

Long
term
(post
2023)

+

+

+

+

+

+

Comments:

Retention of Abbey Way flyover and existing junction
arrangements would limit extent of development opportunities
at HWTC10 Swan Frontage and HWTC16 Oxford Road
roundabout. Key development opportunity at HWTC10 Swan
Frontage subject to relocation of existing uses.
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18

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

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

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

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

+

+

+

0

0

0

Neutral effect.

Unsure of effect

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

?

?

?

+

+

+

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

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

2. Contribution to Meeting Town Centre Objectives
Objective

MP1 - To transform people’s
perceptions of High Wycombe,
focusing new economic growth
and development in the town
centre and creating a diversity
and richness of uses that satisfies
community needs and enhances
the natural and built environment
and attract visitors to the town.

Performance Criteria

46. The town centre delivers
a greater range of uses
which meet the needs of
the community & attracts
visitors
47. New employment
opportunities are
created in the town
centre
48. The town centre attracts
an increase in the levels

Indicators (original indicators –
to be updated)

f)

Extent of main town centre
uses proposed within the
town centre

g)

No. of jobs created through
development opportunities

h)

Value of development
generated

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Limited positive effect, as
town centre sites come
forward for development,
Does not realise additional
development sites,
including extended
Octagon Parade as
existing highway retained
in situ.

Comments
Long
term
(post
2023)

+

+

+

+

+

+

+

+

+
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

of investment
For environment & community impacts see MP3
Potential effect of Option on Objective MP1:
This scenario has a limited positive impact on achieving Objective MP1 as the scenario supports new development
opportunities within the town centre. However the retention of existing highway (including Abbey Way flyover) does
preclude some sites coming forward for development

MP2 - To reduce the physical
impact of the highway network on
the environmental quality of the
town centre and re-establish High
Wycombe as a People Place,
where people on foot and cyclists
take precedence, whilst
maintaining accessibility to the
town centre

1. Maintaining journey times
to the town centre to ensure it
remains attractive to visitors
& employers

a) Appraisal through traffic
modelling assessment

2. Grade-separation, which
acts as a barrier to
pedestrians, is eliminated
wherever possible

h)

i)

j)
k)

1.

Traffic speed is reduced,
contributing to a better
quality public realm

l)

Extent to which option
gives scope for this to be
achieved, in particular
removal of flyover ramps
Percentage of at-grade
pedestrian crossings
provided
Percentage of subways
removed
Number of footway
crossovers achieved out of
total possible
Length (m) of dual
carriageway & highway
subject to 30mph limit

Transport assessment
work has demonstrated
that there is an expected
increase in traffic volumes
in and around the town
centre of approximately
17% from base year (2011)
even without any changes
to the network. Increases
in traffic volumes are
demonstrated to have a
bigger impact on network
operation than changes to
the highway layout.
Significant negative impact
as scenario makes no
changes to existing
highway network and
retains Abbey Way flyover
and Archway as dual
carriageways.

Significant negative impact
as scenario makes no
changes to existing

+

+

+

+

+

+

Scenario E is referred to
as the Do Minimum
scenario within the
HWTCMP: Traffic
Forecasting &
Assessment Report
(Jacobs, April 2012)

--

--

--

•
•

•

--

--

--

•

Abbey Way and
Archway retained
Three sub-ways
retained (under
Abbey Way and
Archway)
No new footway
crossovers
proposed

No improvements
to the public realm
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

removed. Length of street
network implemented
design to MfS & 20mph
zone.
Appraisal through noise
impact assessment

2.

Traffic noise is reduced
and/or mitigated against

h)

3.

Streets are redesigned
to balance priorities
between all users,
reducing their ‘barrier’
effect

e)

4.

Reduction in delay to
pedestrian movements
make pedestrian
journeys more attractive

a)Estimated time saving on key
pedestrian routes
i)
Number of signalised
pedestrian crossings
removed

5.

Infrastructure helps
improve attractiveness
of public transport within
the town centre

a)

Length of current highway
network redesigned to MfS
guidelines & amount of
highway recaptured for
other users (width of
pavements, refuges, public
space etc)

Number of additional bus
stops provided within town
centre (increases in
penetration)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

highway network

Neutral effect, as some
properties continue to
experience high levels of
noise pollution while some
properties do not
experience increases in
noise levels as proposed
by the masterplan.
Significant negative impact
due to failure to redesign
any streets

0

0

0

See HWTCMP: Noise &
Vibration Scoping
Report (Jacobs, July
2011)

--

--

--

No improvements made

Negative impact as no time
saving achieved and no
signalised crossings
removed

-

-

-

Negative impact as no
additional bus priority or
bus stops implemented

-

-

-
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

New & existing streets
are well connected and
allow for a variety of
travel options

i)

Long
term
(post
2023)

-

-

Neutral effect as there is
no change to existing
situation

0

0

0

This scenario has a significant negative impact on Objective MP2 as it proposes no changes to the existing highway
network within the town centre and therefore does not addresses the problems identified.

--

--

--

MP3 - To give High Wycombe an
improved sense of place and
make it a focus for the community
and for civic activity, facilitating
the integration of the ‘old’ and
‘expanded’ parts of the town
centre, connecting key areas of
activity together and protecting
and enhancing where possible
the historic townscape,
environment and landscape
setting of the town centre

j)

j)

Number of signals
eliminated over existing
situation
Extent to which option
gives scope through
current stage of design to
allow street markings to be
kept to an absolute
minimum
Total number of restrictions
to movement choice
Change in number of onstreet parking spaces

Comments

-

7.

i)

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Negative impact, as no
signals are removed and
there is no re-design of
network.

6.

A simple design
approach is adopted to
allow the streets &
public spaces to assume
a supporting role within
the town centre

Nature of Effect

Potential effect of Option on Objective MP2:

1.

Remove flyover barrier
between ‘old’ and
‘expanded’ town centre

b)

See MP2

Significant negative impact
as Abbey Way flyover and
Archway remain.

--

--

--

2.

A direct & legible
network of streets &
public spaces between
the ‘old’ and ‘expanded’
town centre is reestablished
The design of new
streets & spaces
increase their scope to
accommodate
community activities &
interaction
Changes proposed
within the town centre
physically allow for the

e)

Estimated time saving on
key pedestrian routes

Negative impact as no time
saving achieved

-

-

-

j)

Amount of highway
recaptured for use as
public space
Extent of new/improved
public space created (m²)

Significant negative impact
as retention of existing
network means no
additional public space
created

--

--

--

Extent that option allows
for the future de-culverting
of the River Wye

Negative impact as
retention of flyover
precludes future de-

-

-

-

3.

4.

k)

a)

•

Does not preclude
improvements to
existing public
space at Frogmoor
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Objective

Performance Criteria

Indicators (original indicators –
to be updated)

river to be de-culverted

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

Comments
Long
term
(post
2023)

culverting.

Potential effect of Option on Objective MP3:
This scenario has a significant negative impact on Objective MP3 as the retention of the existing network precludes
environmental and public realm improvements to the town centre, in particular the integration of the ‘old’ and ‘expanded’
parts of the town centre.

--

--

--

--

--

--

This scenario has a significant negative impact on Objective MP4 as the retention of the existing highway network
precludes the delivery of a high quality public space network within the town centre.

--

--

--

MP5 - To utilise the River Wye for
“place-making” throughout the
town centre by taking advantage
of opportunities to reopen and
improve the river corridor,
including by increasing access to
it and maintaining and enhancing
its bio-diversity value. Ensure no
development prejudices future
opportunities for the reopening of
the River Wye.

+

-

-

+

-

-

MP4 - To create a high quality
public space network within the
town centre, to act as focal points
for the community and make a
strong contribution to the image of
the town.

3.

Spaces are pleasurable
and interesting, inviting
people to pass through
and linger

g)

h)

Amount of highway
recaptured for use as
public space
Extent of public space
created (m²)

Significant negative impact
as retention of existing
network means no
additional public space
created

•

Does not preclude
improvements to
existing public
space at Frogmoor
or other short term
improvements
identified in the
PRAP

Potential effect of Option on Objective MP4:

c)

Every opportunity is
pursued to improve and
reintroduce the River
Wye into the town centre

a)

b)

Extent that option allows
for improvements to the
existing river corridor
Extent that option allows
for the future de-culverting
of the River Wye

Limited positive impact as
improvements to the
existing river corridor can
be implemented but
retention of flyover ramps
precludes future deculverting.

Potential effect of Option on Objective MP5:
This scenario has a negative impact on Objective MP5 as improvements can be made to the existing river corridor but the
retention of Abbey Way flyover precludes futures opportunities for de-culverting of the River Wye.
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Objective

MP6 - To create a clear spatial
structure for future growth and
change for the town centre and a
planning & delivery framework
that optimises the beneficial
impacts of development and
regeneration and targets
investment where the greatest
number of town centre objectives
are met, with consideration to
reducing immediate and ongoing
costs where appropriate.

Performance Criteria

5.

6.

A balanced approach is
taken to investment,
prioritising those
interventions which
deliver benefits to the
widest rang of usergroups
The life-time costs of
infrastructure are
considered and
minimised wherever
appropriate

Indicators (original indicators –
to be updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
term (to
term (to
2018)
2023)

e)

Number of signals
eliminated over existing
situation

Negative impact as no
signals are removed and
there is no re-design of
network.

a)

Extent to which option
allows for the removal
Abbey Way flyover,
thereby reducing ongoing
maintenance costs

Negative impact, as flyover
is retained and requires
on-going maintenance.

Comments
Long
term
(post
2023)

-

-

-

--

--

--

--

--

--

Potential effect of Option on Objective MP6:
This scenario has a significant negative impact on Objective MP6 as the retention of the existing network will result in
significant on-going maintenance costs.

4. Appraising the Impacts on Problems
Absolute Performance

•
•
•

Abbey Way flyover and Archway are retained which does not overcome the current problems of division and
segregation between the new and old town centres.
The retention of the flyover retains the need for on-going maintenance costs.
Retention of flyover ramps limits new opportunities for development in these locations

•

2013-2026 – highway network is retained as present (2012)

4. Supporting Analysis
Timescales
Anticipated Scheme Costs
Capital Cost (£M)

No capital costs for highway works or environmental improvements. Costs for improvements as part of Public Realm
Action Plan treated separately.
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Revenue Cost/annum (£M)
Source of costs

Affordability & Financial
Sustainability

On-going maintenance costs of Abbey Way flyover required indefinitely.
High Wycombe Town Centre Masterplan: Infrastructure Cost Estimate (PBA, March 2009)
High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, April 2012)
High Wycombe Town Centre Masterplan Background Paper (WDC & TfB, May 2012)
There are no capital costs associated with this option as the highway network is retained as at 2012. There are however
significant costs associated with the retention and maintenance of Abbey Way flyover as adopted highway.
The retention of the flyover ramps limits opportunities for additional development sites at HWTC10 Swan Frontage and
HWTC16 Oxford Road Roundabout.
Opportunities for public realm and environmental improvements identified through the Public Realm Action Plan can be
implemented but the retention of the flyover ramps does limit the extent of environmental improvements possible.

Distribution & Equity
Practicality & Public
Acceptability

The option will not bring benefits to those who live, work and visit the town centre, particularly in the longer term.
• Feasibility – the option does not require any physical changes to the highway network. The network retains as per
2012.
• Area of Interest –The district and county councils as planning and highway authorities (respectively) and as
landowners within the town centre have a key role in the future of the town centre. Other landowners within the town
and future developers will also be involved in delivering development within the town centre.
• Complexity – the option does not require any physical changes to the highway network. The network retains as per
2012
• Time-scale – highway network retained as per 2012
• Complementarity – this scenario does not protect future opportunities for the delivery of the town centre vision and
does not provide a clear planning framework for the future of the town centre
• Political nature of policies and proposals – the masterplan vision for the town centre has been supported at a
political level within both authorities. This scenario does not support the vision for the town centre and in particular
does not protect opportunities in the shorter-term for long-term implementation of the vision. This approach would not
be supported by those who support the vision and who wish to see it implemented sooner, in particular the deculverting of the River Wye.
• Feedback from consultation – does not propose any changes to the town centre that would contribute to achieving
the vision and objectives for the town centre, which have public support.

Dependencies
Risk

Availability of funding, in particular funding for on-going maintenance of Abbey Way flyover
Includes (but not limited to):
• Availability of funding, including public sector funding
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•
•

Market conditions, in particular the economy of the town centre if no improvement are progressed
Performance of the highway network and traffic conditions in line with projected outcomes

Development of a comprehensive risk assessment strategy in order to help identify, manage and mitigate these risks is
required during the preparation for the implementation stage.
5. Conclusions

Overall Assessment

This scenario does not achieve both the national and scheme objectives, particularly in relation to the
longer-term vision for the town centre. There are no capital infrastructure costs but the scenario
requires the on-going maintenance of Abbey Way flyover.
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APPENDIX 5
Scenario G - Appraisal Table (from 2011)
1.Sustainability Appraisal
Predicted Effects
Assessment of effect
Objective
Sustainability

1

2

3

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

Indicators

Comments:
Nature of Effect

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

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

1. Crimes per 1,000 pop

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

Short
term
(to
2016)

Long
term
(post
2021)
Removal of flyover ramps facilitates new development sites
which could include residential development.

++

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

Med
term
(to
2021)

++

+

++

+

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

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

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

++

++

++
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4

5

Encourage a
sense of
community
identity & welfare

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

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

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

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

++

++

++

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

+

+

+

Removal of Abbey Way flyover will result in the integration of
the historic and expanded town centres. New high quality
public spaces will connect key areas together and
opportunities to reopen the River Wye will help develop sense
of identity for the town.
MfS design of alternative cross-town route will ensure that the
negative divisive impact of traffic is mitigated.
Potential positive effects on the general well being and health
of the community. Development of public and green space
within the town centre will tackle areas of open space
deficiency, although limited open space provision at HWTC12
Swan Frontage.
Mitigation measures will be included in the design of the
alternative cross-town route to address potential issues of
noise and air quality.

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

++

++

++

Assessment of Effect
Objective
Sustainability

6

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

Indicators

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

Nature of Effect

Short
term
(to
2016)

Med
term
(to
2021)

Long
term
(post
2021)

0

0

0

Comments:

Neutral effect.
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7

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

8

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

9

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

10

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

11

To conserve &
where appropriate
enhance the
historic
environment

12

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

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

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

1. Open space lost to
development

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

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

++

++

++

MfS design of alternative cross-town route will ensure that the
negative impact of traffic is mitigated.
Opportunities for de-culverting only at HWTC18 Oxford Road
Roundabout. Improvements to existing channel at HWTC12
Swan Frontage.

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

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

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

Development within the town will be in a highly accessible
location, close to bus and rail stations.
Reconfiguration of roads will result in walking and cycling
routes being opened up within the town centre.
Reconfiguration of network will reduce vehicle dominance
within the town centre.

+

+

+

++

++

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

+

+

+

Scenario facilitates integration of historic and expanded town
centres.

++

++

++

0

0

0

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

13

To conserve soil
resources &
quality

waste to landfill

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

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

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

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

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

++

0

++

0

++

+

+

+

++

++

++

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

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

Predicted Effects
Objective
Sustainability

16

To encourage
economic growth
& competitiveness

17

To achieve a
broad balance in
the growth of

Assessment of Effect
Indicators

Nature of Effect

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

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

1. Jobs: labour force

Positive effect, as scenario
proposes both residential and
commercial development within

Short
term
(to
2016)

Med
term
(to
2021)

Long
term
(post
2021)

++

++

++

+

+

+

Comments:

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

18

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

the town centre.

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

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

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

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

++

++

++

?

?

?

?

?

?

++

++

++

Unsure of effect

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

Scenario does allow for expansion of higher & further
education facilities at HWTC12 Swan Frontage but it would be
other schemes / projects themselves that would facilitate
increased education attainment.
Vision does support the important role of Bucks New
University within the town centre.
Scenario retains sites in employment use and new sites for
employment are brought forward but it would be other
schemes / projects themselves that would facilitate increased
employment rates.

2. Contribution to Meeting Town Centre Objectives
Objective

MP1 - To transform people’s perceptions of
the town, focusing new economic growth and
development in the town centre and creating a
diversity and richness of uses that satisfies
community needs and enhances the natural
and built environment

Performance Criteria

1.

2.

The town centre
delivers a greater
range of uses which
meet the needs of the
community & attracts
visitors
New employment
opportunities are

Indicators (original
indicators – to be
updated)

a)Extent of different
uses proposed within
the town centre

a)No. of jobs created
through development

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2016)
2021)
2021)

Positive impact.
Scenario allows for a
high level of
development & public
realm improvements
within the town centre.

0

+

++

0

+

++

Comments

•

•

Land use mix:
o
A1 – up to 13,000m²
o
B1 – up to 21,000m²
o
C3 residential
o
Expansion of BNU
campus
o
Additional car parking
Estimated job creation – up
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Objective

Performance Criteria

Indicators (original
indicators – to be
updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2016)
2021)
2021)

created in the town
opportunities
centre
3. The town centre
a)Value of development
attracts an increase in generated
the levels of
investment
For environment & community impacts see MP3

Comments

•

0

+

++

0

+

++

•

to 1750 jobs
Value of development –
estimated at £70,000,000
Development opportunities
at Swan Frontage slightly
reduced to implementation
of all-traffic through route

Potential effect of Option on Objective MP1:
This scenario has the potential to have a very positive impact on Objective MP1, with shorter term proposals facilitating
significant benefits in the longer term.
MP2 - To reduce the physical impact of the
highway network on the environmental quality
of the town centre and re-establish High
Wycombe as a People Place, where people on
foot and cyclists take precedence, whilst
maintaining accessibility to the town centre

1.

Maintaining journey
times to the town
centre to ensure it
remains attractive to
visitors & employers

a)Appraisal through
traffic modelling
assessment

Not appraised through
traffic modelling
assessment.

2.

Grade-separation,
which acts as a
barrier to pedestrians,
is eliminated
wherever possible

a) Extent to which
option gives scope for
this to be achieved, in
particular removal of
flyover ramps
b) Percentage of atgrade pedestrian
crossings provided
c)Percentage of
subways removed
d)Number of footway
crossovers achieved
out of total possible

Positive impact.
Scenario allows for the
Abbey Way flyover
over to be removed.
Archway is retained but
subway filled in and
replaced with at grade
crossing.

•

+

+

+

•
•

•

•
•

Consideration will need to
be given to the
performance of the Eden
CP entrance & exit on Lily’s
Walk if all through traffic to
be on this route,
Abbey Way flyover &
Archway removed
General traffic flows
through HWTC12 Swan
Frontage which could
maintain ‘barrier’ between
High Street and BNU &
hospital
Sub-way under Abbey Way
flyover & Archway removed
and replaced with an atgrade crossing point.
Staggered crossings
removed at Oxford Road
Roundabout
5 footway crossovers
proposed (out of possible
20). 14 additional
opportunities could be
implemented.
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Objective

Performance Criteria

3.

Traffic speed is
reduced, contributing
to a better quality
public realm

Indicators (original
indicators – to be
updated)

a) Length (m) of dual
carriageway & highway
subject to 30mph limit
removed. Length of
street network
implemented design to
MfS & 20mph zone.
a)Appraisal through
noise impact
assessment

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2016)
2021)
2021)
Positive impact as
++
++
++
scenario allows for
significant changes to
the highway network.

Comments

Nature of Effect

•
•

•

Approximately 1000m of
dual carriageway subject to
30mph limit to be removed.
Approximately 3250m of
new and existing street
network designed to MfS
guidelines
Not appraised through
noise assessment, but
option would remove
increased traffic levels from
Queen Alexandra Road
(residential properties,
hospital & school)

4.

Traffic noise is
reduced and/or
mitigated against

5.

Streets are
redesigned to balance
priorities between all
users, reducing their
‘barrier’ effect

a)Length of current
highway network
removed or redesigned
to MfS guidelines,
allowing highway to be
recaptured for other
users

Positive impact, as
design approach is in
line with MfS guidelines

++

++

++

•

Approximately 3250m of
new and existing street
network designed to MfS
guidelines

6.

Reduction in delay to
pedestrian
movements make
pedestrian journeys
more attractive

a)Estimated time
saving on key
pedestrian routes
b)Number of signalised
pedestrian crossings
removed

Positive impact, as
option proposes
improvements to
pedestrian movements.

++

++

++

•

Out of 13 key routes
considered, average time
savings were 2.5 minutes,
or a 25% savings.
Seven staged crossings
and one signalised
crossing are to be removed
from the town centre, one
new signalised crossing put
in place, out of a total
thirteen in the town centre

•
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Objective

Performance Criteria

Indicators (original
indicators – to be
updated)

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2016)
2021)
2021)
Positive impact as new
+
+
++
bus infrastructure
proposed.

Comments

•

New bus stops proposed at
Desborough Road (outside
of Eden) and at Swan
Frontage

•

5 existing signalised
junctions removed, with 1
signalised junctions
proposed
MfS guidelines promote
minimum street markings.

Nature of Effect

7.

Infrastructure helps
improve
attractiveness of
public transport within
the town centre

a)Number of additional
bus stops provided
within town centre
(increases in
penetration)

8.

A simple design
approach is adopted
to allow the streets &
public spaces to
assume a supporting
roll within the town
centre

a)Number of signals
eliminated over existing
situation
b)Extent to which
option gives scope
through current stage of
design to allow street
markings to be kept to
an absolute minimum

Positive impact, as
design approach is in
line with MfS guidelines

New & existing
streets are well
connected and allow
for a variety of travel
options

a)Total number of
restrictions to
movement choice
b)Change in number of
on-street parking
spaces

Negative impact, as
option proposes new
movement restrictions.

9.

++

++

++

•

-

-

-

•
•

Four additional restrictions
proposed (required to
facilitate traffic flows)
Ten on-street parking
spaces lost from Queen
Alexandria Road, 1 onstreet space gained in
Bridge Street in phase 1

Potential effect of Option on Objective MP2:
This scenario has the potential to have a significant positive impact on Objective MP2, as the scenario proposes
significant changes to the existing road network which will rebalance movements in the town centre between vehicular &
non-vehicular movements.
MP3 - To give High Wycombe an improved
sense of place and make it a focus for the
community and for civic activity, facilitating the
integration of the ‘old’ and ‘expanded’ parts of
the town centre, connecting key areas of
activity together and protecting and enhancing
where possible the historic townscape,
environment and landscape setting of the town

1.Remove flyover barrier
between ‘old’ and
‘expanded’ town centre

•

See MP2

Positive impact.
Scenario allows for the
Abbey Way flyover
over to be removed.
Archway is retained but
subway filled in and
replaced with at grade
crossing.

++

++

++

+

+

+

•
•

Abbey Way flyover
removed
Archway remains
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Objective

Performance Criteria

Indicators (original
indicators – to be
updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2016)
2021)
2021)

Comments

centre

2.A direct & legible network
of streets & public spaces
between the ‘old’ and
‘expanded’ town centre is
re-established

a)Estimated time
saving on key
pedestrian and public
transport routes across
the town centre

Positive impact, as
option proposes
improvements to
pedestrian movements.

3.The design of new
streets & spaces increase
their scope to
accommodate community
activities & interaction

a)Length of current
highway network
removed or redesigned
to MfS guidelines,
allowing highway to be
recaptured for other
users
b) Extent of
new/improved public
space created (m²)

Positive impact, as
design approach is in
line with MfS guidelines
and removal of flyover
allows for provision of
public space.

a)Extent that option
allows for the future deculverting of the River
Wye

Positive impact as
option proposes
removal of Abbey
Flyover which will
facilitate the deculverting of the River

4.

Changes proposed
within the town centre
physically allow for
the river to be deculverted

++

++

++

•

•

+

+

+

•

•

•

•

+

+

+
•

Out of 13 key routes
considered, average time
savings were 2.5 minutes,
or a 25% savings.
Seven staged crossings
and one signalised
crossing are to be removed
from the town centre, one
new signalised crossing put
in place, out of a total
thirteen in the town centre
Approximately 3250m of
new and existing street
network designed to MfS
guidelines, but elevated
sections of Archway remain
Approximately 6500m2 at
the Swan Frontage &
6500m2 @ Oxford Road
roundabout
Public space provision at
HWTC12 limited by
implementation of at-grade
all-traffic route
Potential length of river to
be de-culverted: 172m @
Oxford Road roundabout
Implementation of at-grade
all-traffic route at HWTC12
means that no space for
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Objective

Performance Criteria

Indicators (original
indicators – to be
updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2016)
2021)
2021)

Comments

Wye

de-culverting in this
location. Improvements to
existing river channel only.

Potential effect of Option on Objective MP3:
This scenario has the potential to have a positive impact on Objective MP3 as option proposes significant changes to the
environment of the town centre, including facilitating the future de-culverting of the River Wye at Oxford Road roundabout
through the removal of Abbey Way flyover.
MP4 - To create a high quality public space
network within the town centre, to act as focal
points for the community and make a strong
contribution to the image of the town.

1.

Spaces are
pleasurable and
interesting, inviting
people to pass
through and linger

a)Length of current
highway network
removed or redesigned
to MfS guidelines,
allowing highway to be
recaptured for other
users
b)Extent of
new/improved public
space created (m²)

Positive impact, as
design approach is in
line with MfS guidelines
and removal of flyover
allows for provision of
public space.

+

+

+

++

+

+

2.

3.

4.

Over 3250m of highway
removed or redesigned to
MFS standard
Approximately 6500m2 at
the Swan Frontage &
6500m2 @ Oxford Road
roundabout
Public space provision at
HWTC12 limited by
implementation of at-grade
all-traffic route

Potential effect of Option on Objective MP4:
This scenario has the potential to have a positive impact on Objective MP4 as the scenario allows for the provision of
public space within the town centre.
MP5 - To utilise the River Wye for Place
Making by reopening it through the town
centre and increasing access to it, whilst
maintaining and enhancing its bio-diversity
value. Ensure no development prejudices
future opportunities for the reopening of the
River Wye.

1.

Every opportunity is
pursued to
reintroduce the River
Wye into the town
centre

a)Extent that option
allows for the future deculverting of the River
Wye

Positive impact as
option proposes
removal of Abbey
Flyover which will
facilitate the deculverting of the River
Wye

++

+

+
5.

+

+

+
6.

7.

Potential length of river to
be de-culverted: 172m @
Oxford Road roundabout
Implementation of at-grade
all-traffic route at HWTC12
means that no space for
de-culverting in this
location. Improvements to
existing river channel only.
Does not preclude
improvements to existing
public space at Frogmoor
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Objective

Performance Criteria

Indicators (original
indicators – to be
updated)

Nature of Effect

Predicted Effects
Assessment of Effect
Short
Med
Long
term
term
term
(to
(post
(to
2016)
2021)
2021)

Comments

Potential effect of Option on Objective MP5:
This scenario has the potential to have a positive impact on Objective MP5, as it facilitates the longer-term de-culverting
of the River Wye at Oxford Road Roundabout.
MP6 - To create a clear spatial structure for
future growth and change for the town centre
and a planning & delivery framework that
optimises the beneficial impacts of
development and regeneration and targets
investment where the greatest number of town
centre objectives are met, with consideration
to reducing immediate and ongoing costs
where appropriate.

1.

2.

A balanced approach
is taken to
investment,
prioritising those
interventions which
deliver benefits to the
widest range of usergroups
The life-time costs of
infrastructure are
considered and
minimised wherever
appropriate

+

+

+

a) Number of signals
eliminated over existing
situation

Positive impact, as
existing traffic signals
removed.

++

++

++

b)Extent to which
option allows for the
removal Abbey Way
flyover, thereby
reducing ongoing
maintenance costs

Positive impact, as
scheme allows for the
full removal of Abbey
Way flyover by 2026.

++

++

++

++

++

++

•

5 existing signalised
junctions removed, with 1
signalised junctions
proposed

Potential effect of Option on Objective MP6:
This scenario has the potential to have a significant positive impact on Objective MP6 as it proposes the removal of
existing highway infrastructure which has significant on-going maintenance costs.

3. Appraising the Impacts on Problems
Absolute Performance

•
•
•

Abbey Way flyover is removed and Archway is downgraded, overcoming the current problems of division and
segregation between the new and old town centres, although the retention of all general traffic through HWTC12 may
continue to create a ‘barrier’ between the High Street and BNU & hospital
The removal of the flyover eliminates the need for on-going maintenance costs.
A better balance is created between movements of all modes. Pedestrians and cyclists have a better experience
within the town centre.
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Relative Performance

•
•
•

•
•
•
•

New opportunities for development within the town are realised creating additional employment opportunities
There is a clear framework to help guide the development of the town
Abbey Way flyover is removed and Archway is downgraded, overcoming the current problems of division and
segregation between the new and old town centres, although the retention of all general traffic through HWTC12 may
continue to create a ‘barrier’ between the High Street and BNU & hospital. The do-minimum sees Abbey Way and
Archway retained in situ, with limited environmental improvements.
The removal of the flyover eliminates the need for on-going maintenance costs.
A better balance is created between movements of all modes. Pedestrians and cyclists have a better experience
within the town centre.
New opportunities for development within the town are realised creating additional employment opportunities. The
retention of Abbey Way flyover in the do-minimum does not allow for additional development sites to come forward.
There is a clear framework to help guide the development of the town.

4. Supporting Analysis
Timescales

•
•
•

Anticipated Scheme Costs
Capital Cost (£M)

Revenue Cost/annum (£M)
Source of costs

Affordability & Financial
Sustainability

2011-2016 – implementation of alternative cross-town route
2016-2026 – removal of Abbey Way flyover, development of key town centre sites and reduced environmental
improvements
River de-culverting undertaken post-2026

Total = £34.4M
• 2011-2016 = £4.4M
• 2016-2026 = £2.05M
• 2021-2026 = £17.8M
Post-2026 = £11.1M
On-going maintenance costs of Abbey Way flyover until removal (2021)
Currently maintenance works in 2012/13 and 2013/14 at a cost of £1.7M to give the flyover an additional 20-year lifespan
High Wycombe Town Centre Masterplan: Infrastructure Cost Estimate (PBA, March 2009)
High Wycombe Town Centre Masterplan: Highways Cost Estimate (Jacobs, June 2011)
High Wycombe Town Centre Masterplan Background Paper (WDC & TfB, July 2011)
This option has slightly reduced total capital costs as Archway is retained as an elevated structure. Costs are also spread
over a longer-time frame (beyond 2026).
• Costs in the first five year period (2011-16) have a slight reduction from other options as there is no need to
construct the gas works link road
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There are still significant costs in the later period of the (2021-26) associated with highway works and re-location
of existing uses.
Cost for de-culverting of the River Wye (approximately £11.1M) are phased beyond the plan period (2026+).

By implementing these highway changes, this does release a large amount of land for further development, thus enabling
a high level of receipts to be generated. Development opportunities at HWTC12 Swan Frontage are more limited by the
implementation of the all-traffic route through this site. Improvements to the town centre environment will have a
significant impact on improving the public realm. There are strong links between the environmental quality and placemaking of the town centre and the profile and quality of investors it can attract.
Consideration will need to be given to the issue of cash-flow, as a significant element of the receipts from new sites (at
HWTC12 & HWTC18) will come forward once infrastructure works have been completed and developments built.

Distribution & Equity

The background paper identifies potential other sources of funding that could be accessed in the later phases. There is
potential that one or both local authorities (Wycombe District Council and Buckinghamshire County Council) could
contribute through their capital budgets to the funding of the infrastructure works (no further allowance has been made for
this currently beyond 2016). This would need to be subject to internal processes and sign off by the individual authorities.
The proposals are focused on improvements to High Wycombe town centre and will benefit all those who live, work and
visit the town centre. High Wycombe is the main retail and service centre in the district and therefore improvements in
this location will benefit the widest number of people.
In considering the 7 protected characteristics (Equality Act 2010), a particular consideration needs to be given to the
design of the new street network in relation to people with disabilities to ensure that their needs are meet and that the
design is inclusive. Consideration has been given to this through the concept design of the street network, and though
consultation with disability groups, will be considered further at the detailed design stage.

Practicality & Public
Acceptability

A particular impact will be felt by residents and businesses along the route of the alternative cross-town route as there will
be an increase in traffic from current situations. Work has been undertaken on assessing the impact of this increase in
relation to noise and air quality. The design of this route has tried to mitigate these impacts as far as possible, although
the proposals may still be subject to Part 1 and Part 2 claims. There will be a reduction in the impact of the changes to
properties along Queen Alexandra Road (as opposed to other options) as this will no longer be part of the alternative
cross-town route.
• Feasibility – significant technical work has been undertaken to ensure the feasibility of the proposals, particularly in
relation to the retention of a satisfactory movement network throughout the town centre. The proposals will be subject
to an Examination in Public where this evidence is scrutinised. Both local authorities will have to work closely with
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Dependencies

•

each other and town centre stakeholders, including land owners, to implement the proposals. At a political level, the
proposals are supported by both authorities.
Area of Interest – the physical works and improvements proposed will all take place within High Wycombe town
centre and will have an impact on all those who live, work and visit the town centre. The district and county councils
as planning and highway authorities (respectively) and as landowners within the town centre will have a key role to
play in delivering and financing the proposals. Other landowners within the town and future developers will also be
involved in delivering infrastructure works and contributing to the success of the scheme.
Complexity – this option is still a complex option as it involves significant highway works to 2026. The de-culverting
of the River Wye will take place post 2026. Consideration will have to be given to wide range of issues including the
traffic operation of the network, the availability of funding and the relocation of the existing land uses. In addition the
local authorities will need to balance the priorities of this project (in particular in relation to funding) alongside other
corporate commitments.
Time-scale – the option proposes all highway works and limited environmental improvements within the town centre
to be completed by 2026. The de-culverting of the River Wye will take place post-2026.
Phasing – the complexity and cost of the works proposed mean that they have been phased through the period
2011-2026
o 2011-16 – implementation of alternative cross town route
o 2016-2021 - allows for the closure of Abbey Way flyover to through traffic, implemented in a low cost way.
Allows for “testing” the impact of the closure of the flyover, plus interim environmental and public realm
benefits to the town centre
o 2021-2026 – removal Abbey Way flyover, development of key town centre sites and environmental
improvements
o 2026+ - de-culverting of the River Wye
Complementarity – the distinct phases of the masterplan all bring with them benefits to the town centre
o Implementation of alternative route – increased penetration and network resilience; public realm
improvements along the route, including the removal of traffic signals
o Removal of Abbey Way flyover – improved integration of part of the town centre; allows opportunities for
redevelopment and public realm improvements to come forward
Conflicts – the masterplan aims to provide a clear and comprehensive framework for the development of the town
centre to 2026, and encompasses both shorter and longer term improvements
Political nature of policies and proposals – the masterplan vision for the town centre has been supported at a
political level within both authorities. The long-term time-scales for de-culverting the river (post-2026) may not be
supported by those supporters of the masterplan who wish to see it de-culverted sooner. A significant political
decision for both authorities will be in relation to the release of funding for the scheme, over other competing priorities.
Acceptability of highway network operation
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Risk

Availability of funding
Availability of land required to implement alternative cross-town route (land not currently in ownership of WDC or
BCC)
• Phasing implementation – delivery each phase in advance of later phases
Includes (but not limited to):
• Availability of funding, including public sector funding
• Third party land ownerships
• Market conditions
• Increases in cost / expenditure
• Performance of the highway network and traffic conditions in line with projected outcomes
• Delivery of transport strategy measures
• Consideration of the appropriate project structure / team to deliver this project
• Progression of proposals through the Local Development Framework, including an Examination in Public
Development of a comprehensive risk assessment strategy in order to help identify, manage and mitigate these risks is
required during the next stage of works.

5. Conclusions

Overall Assessment

This scenario performs well against achieving both national and scheme objectives. There are
negative implications for the anticipated levels of development and public space provision at HWTC12
Swan Frontage because of the implementation of an all-traffic through route in this location. This is
balanced against the benefits for properties along Queen Alexandra Road who would not experienced
significant increases in traffic levels. There is a significant infrastructure cost but this is managed by
phasing the implementation and cost across longer timescales (post 2026).
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