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PERMIT applications CC/21/13 and CC/22/13 subject to 
the following CONDITIONS: 
 
Common conditions, applicable to both schemes (A) 
and (B): 
 
1. The development to which this permission relates 
must be begun before the expiration of three years from 
the date of this permission. 
 



2. Prior to the commencement of the development 
hereby permitted, details of all materials to be used for 
hard surfaced areas within the site shall be submitted to 
and approved in writing by the County Planning 
Authority. The development shall thereafter be carried 
out in accordance with the approved details. 
 
3. No development shall take place until a full 
construction management plan has been submitted to 
and been approved in writing by the Local Planning 
Authority. The approved plan shall be adhered to 
throughout the construction period. The statement shall 
include details comprising, but not limited to:  
(i) parking of vehicle of site operatives and visitors,  
(ii) routes for construction traffic,  
(iii) working hours,  
(iv) method of prevention of mud being carried onto 
highway,  
(v) proposed temporary traffic restrictions. 
 
4. The landscaping scheme detailed on plans 
B1279895/3000/D/101, B1279895/3000/D/102, B1279895/ 
3000/D/001, B1279895/3000/D/002, B1279895/3000/D/003, 
B1279895/3000/D/004, B1279895/3000/D/005 and 
B1279895/3000/D/006 shall be implemented in the first 
planting season following the completion of the 
development and maintained for a period of three years. 
If, following the implementation of the approved 
landscaping scheme, any tree and shrub specimens die, 
are seriously damaged, or diseased they shall be 
replaced with a similar specimen in the next planting 
season. 
 
5. Prior to the commencement of the development 
hereby permitted, details of tree protection measures 
shall be submitted to and approved in writing by the 
County Planning Authority. Such details should make 
recommendations on the use of protective fencing and 
work within root protection areas. The approved 
scheme shall be maintained for the duration of the 
construction of the development thereafter. Such a 
scheme will comply with the provisions of BS5837:2012 
"Trees in relation to design, demolition and 
construction" and BS3998:2010 "Tree Work". 
 
6. No vegetation shall be removed during the bird 
nesting season. This is weather dependant but 
generally extends from 1 March to 31 August (inclusive). 
If this is not possible, a qualified ecologist shall check 
the areas concerned immediately prior to vegetation 
removal to ensure that no nesting or nest-building birds 
are present. If any nesting or nest-building birds are 
present, no vegetation shall be removed until the 
fledglings have left the nest. 



 
7. Prior to the commencement of the development 
hereby permitted, a scheme for the provision and 
implementation of surface water drainage shall be 
submitted to and approved in writing by the County 
Planning Authority. The drainage scheme shall include, 
but not limited to, measures to address the following:  
 
(i) Ensuring that the development does not result in 
contaminated discharge onto surrounding land or the 
environment,  
 
(ii) methods to ensure any discharge to the water 
course or environment is contaminant free, 
 
(iii) methods to ensure that surface water does not drain 
onto surrounding land or result in increased flood risk 
downstream of the application sites, 
 
(iv) full details on water storage tanks, including 
volumetric capacity (which shall be inclusive of an 
additional 20% for climate change), manner of 
discharge, water treatment to prevent contamination (if 
applicable) and method of maintenance and 
 
(v) identification of mains drainage discharge location 
(if applicable) together with demonstration that such 
discharge points are fit for purpose. 
 
The works shall be constructed and completed in 
accordance with the approved scheme prior to the initial 
commencement of use of the development.  
 
Conditions specific to Scheme A (Westbourne Street) 
only: 
 
8. Prior to the commencement of the development 
hereby permitted a programme of archaeological 
observation and investigation (“a watching brief”) to be 
conducted in accordance with a written scheme of 
investigation shall be submitted to and approved by the 
County Planning Authority. The works specified in the 
approved watching brief shall be undertaken prior to the 
completion of the development in accordance with 
relevant timings to accord with construction such that 
any archaeological remains are undisturbed, preserved 
or recorded as appropriate. 
 
9. The development hereby permitted shall not be 
carried, other than in accordance with the approved 
plan numbers (except where otherwise modified by this 
planning permission): B1279895/0000/D/001, B1279895/ 
0000/D/002, B1279895/0000/D/005, B1279895/0000/D/006, 
B1279895/3000/D/001, B1279895/3000/D/101, B1279895/ 



3000/D/003, B1279895/3000/D/005 and B1279895/3000/ 
D/006.  
 
Conditions specific to Scheme B (gas works link) only: 
 
8. No part of the development shall be brought into use 
until planning permission CC/21/13 relating to land 
between Westbourne Street and West Wycombe Road 
(“Scheme A”) has been substantially completed and 
brought into use. 
 
9. The development hereby permitted shall not be 
carried, other than in accordance with the approved 
plan numbers (except where otherwise modified by this 
planning permission): B1279895/0000/D/003, B1279895/ 
0000/D/004, B1279895/0000/D/005, B1279895/0000/D/007, 
B1279895/0000/D/008, B1279895/3000/D/002, B1279895/ 
3000/D/102, B1279895/3000/D/003, B1279895/3000/D/005 
and B1279895/3000/D/006.   
 
10. Prior to the commencement of the development 
hereby permitted a scheme that includes the following 
components to deal with the risks associated with 
contamination of the site shall each be submitted to and 
approved in writing by the County Planning Authority: 
 
(i) A site investigation scheme, based on the 
geoenvironmental desk study to provide information for 
a detailed assessment of the risk to all receptors that 
may be affected, including those off site. 
 
(ii) The results of the site investigation and detailed risk 
assessment referred to in (iii) and, based on these, an 
options appraisal and remediation strategy giving full 
details of the remediation measures required and how 
they are to be undertaken. 
 
(iii) A verification plan providing details of the data that 
will be collected in order to demonstrate that the works 
set out in the remediation strategy in (ii) are complete 
and identifying any requirements for longer-term 
monitoring of pollutant linkages, maintenance and 
arrangements for contingency action. 
 
The development shall thereafter be implemented as 
approved. 
 
11. No infiltration of surface water drainage into the 
ground on the proposed link road is permitted except 
for those parts of the site where dispensation has been 
granted where it has been demonstrated that there is no 
resultant unacceptable risk to controlled waters. Such 
demonstration should be submitted to and approved in 
writing by the County Planning Authority prior to the 



commencement of development and the development 
shall thereafter be carried out in accordance with the 
approved manner. 
 
12. Prior to the commencement of the development 
hereby permitted details of suitable measures to 
prevent vehicle traffic from Rutland Street accessing the 
gas works link road, and vice versa, shall be submitted 
to and approved in writing by the County Planning 
Authority. Such measures shall be implemented prior to 
the development being brought into use.  
 

Resources Appraisal: None 
SUPPORTING INFORMATION 
 

Summary 
 

1. The County Council is in receipt of two applications for the formation of two sections of 
link road to complete the alternative route around High Wycombe Town Centre 
envisaged under the High Wycombe Town Centre Masterplan. The applications require 
the construction of two short sections of road on land between West Wycombe Road 
and Westbourne Street and Suffield Road and Desborough Road.  

 
Site Description 

 
2. The subject sites are both located on the edge of the established High Wycombe town 

centre. Westbourne Street (A) is set to the west over the River Wye and an existing 
surface car park. The gas works link (B) is set to the south west and runs from the Eden 
Centre uphill towards Suffield Road. 

 

 Map 1: Extract from High Wycombe Delivery and Site Allocations Plan 
 

3. The above map indicates the general ambition for the Town Centre identified in the 
Delivery and Site Allocations Plan (DSA) and broadly indicates the desired through 
route with downgraded areas shown dashed. The below map shows the extent of the 



two sites, indicating the areas the subject of these planning applications edged red and 
relevant intervening areas which form part of the overall scheme, but do not require the 
express permission of the Planning Authority.  

 

 Map 2: Application sites (A) and (B) 
 

4. The Westbourne Street link would be formed over an area presently occupied by a 
surface level car park and bridging across the River Wye. The area immediately 
surrounding Westbourne Street is predominantly comprised of office and light industrial 
uses, giving way to a mixture of residential to the west and retail to the south where 
Westbourne Street meets Desborough Road. 

 
5. The gas works link is predominantly located over the former gas works site. The 

junction with Lilys Walk is dominated by the Eden Centre which quickly transits into an 
area of suburban housing mainly comprised of semi-detached houses. The gas works 
site itself is vacant and given over to ruderal vegetation. 

  
Site History 

 
6. No specific planning history pertains to either of the application sites however it should 

be noted that the Westbourne Street site covers an area formerly occupied by a circa 
17th century water mill and weir whilst the gas works site is a largely remediated site 
following on from the removal of the gasometer in the 1990s. 

 
Proposal 

 
7. Both applications seek to form new sections of link road to complete the line of the new 

alternative route around High Wycombe Town Centre. Scheme (A) (Westbourne Street) 
comprises the formation of an approximately 80 metre long section of road and bridge 
between West Wycombe Road and the metalled part of Westbourne Street. Scheme 
(B) (gas works link) incorporates an approximately 115 metre long section of road 
between Lily’s Walk and Suffield Road. 

 
8. Scheme (A) features a newly formed roundel (flush level roundabout) together with 3 

metre wide vehicle running lanes separated by a median strip. The roadway would be 



flanked by 2-5 metre sections of footway together with landscaped verges and trees in 
planters. An elevated section of the road would bridge over the River Wye where the 
stream enters a culvert.  
 

9. Scheme (B) incorporates the formation of a new shared surface square with pit planted 
trees accessed by two way 6 metre wide running lines. The newly formed road would 
climb a relatively steep slope towards Suffield Road where the road would be realigned 
and a junction build out formed. Beyond the shared square the site would be dedicated 
to an approximately 2 metre wide footway. 
 

10. Both schemes feature largely flush and level surfaces throughout with minimal signage 
or formalised priorities and rights of way. The schemes are designed to create a shared 
environment where both pedestrian and vehicle traffic would be guided solely by 
changes to changes in surface texture and environmental features responding to desire 
lines.  

 
Planning Policy 

 
11. Wycombe District Local Plan policies G3, G15, G16, T4, T5 and T13. 

Wycombe District Core Strategy policies CS1, CS2, CS3, CS4, CS16, CS17, CS18, 
CS19 and CS20. 
Wycombe District Delivery and Site Allocations Plan policies HWTC1, HWTC2, HWTC3, 
HWTC4, HWTC13, HWTC14, HWTC18, HWTC20, DM2, DM14, DM16 and DM18. 
Manual for Streets. 
National Planning Policy Framework. 

 
View of the District Council 

 
12. Wycombe District Council raise no objection to the proposals.  

 
Consultations 

 
13. The following consultation responses have been received and the period in which 

consultees may provide comment has expired. Nevertheless any further comments 
made by those consultees not listed below will be reported verbally to the committee in 
order to allow the County Planning Authority to make a considered and informed 
decision.  
 

14. The Council’s consultant ecologist opines that when the proposed mitigation measures 
are implemented in full, there are no ecological constraints to the application 
proceeding. This is particularly important in order to protect nesting birds and to ensure 
that the loss of nesting habitat is compensated for by adhering to the tree planting 
proposals. 

 
15. The archaeological officer comments with particular regard to the Westbourne Street 

link and concludes that the proposed development is likely to affect a heritage asset of 
archaeological interest because of the former presence of a watermill known as Ash Mill 
or Lane's Mill, which was demolished in 1939. Historic records suggest there was a mill 
on or close to this site since the medieval period. Aside from the mill, the site became 
built up in the Victorian period with terraced housing and a small chapel, which were 
cleared in the 1930s to be replaced by a large works building, also now cleared. The 
River Wye, which crosses the proposed link road, was culverted in the 1960s. 
 



16. If planning permission is granted for this development then it is likely to harm a heritage 
asset’s significance so a condition should be applied to require the developer to secure 
appropriate investigation, recording, publication and archiving of the results in 
conformity with policy guidance. 
 

17. National Grid (as statutory undertaker) raises no objections subject to general 
guidance relating to construction on sites where gas mains are present.  
 

18. The Environment Agency raises no objections to the gas works link road subject to 
conditions which will require discharge and approval of the Agency. The Agencies 
comments with regard to Westbourne Street are awaited.   
 

19. The Highway Authority have not provided a detailed response however were involved 
during pre-application discussion and do not consider that there are any adverse 
highway issues which cannot be resolved through the imposition of appropriate 
conditions.  
 

20. The Council’s flood management officer raises no objections to the proposals subject 
to the submission of detail relating to surface water drainage. 
 

21. The Council’s landscape adviser comments that both schemes are well designed, 
accommodating usage by pedestrian, cyclists and motorists and making a welcome 
introduction of greening the route ways in Wycombe. The inclusion of a full schedule 
and planting methodology in the submission is welcomed. Although it was broadly 
indicated that elements of the scheme could have included more planting (particularly 
towards the top of Rutland Street) and there is a general dominance of London plane 
trees, the scheme is supported.  
 

22. Wycombe District environmental health officers raise no objections to the scheme. 
Items considered include air quality, noise and vibration and land contamination. 
Generally matters of concern are addressed within the application but areas of concern 
remain regarding air quality, noise and land contamination which can be dealt with by 
way of condition.  
 

23. The Local Member, Councillor Clarke, has requested the opportunity to address the 
committee.  
 

24. The comments of the High Wycombe Society and Thames Water have also been 
invited but comments are awaited.   
 

25. In addition to the above statutory and non-statutory consultations above, the applicant 
has also engaged in extensive voluntary consultation. Furthermore, consultation in 
relation to the route, albeit not the detailed design, has been widely considered and 
consulted on under the District’s adoption process for the Delivery and Site Allocations 
Plan which identified this route and established its principle. Comments received in 
relation to this consultation are considered below. 
 

26. Detailed comments from the Environment Agency in relation to Westbourne Street and 
the Highway Authority in relation to both schemes are awaited. It is anticipated that both 
these consultation responses will recommend conditions to be imposed upon any 
planning permission granted and this will be provided as an addendum to the report.  
 
Representations 



 
27. Voluntary consultation undertaken by the applicant which generated feedback through 

the completion of feedback forms on information leaflets; of these twenty were returned. 
thirteen of these indicated full support, five indicated qualified support and two objected. 

 
28. Two of the submissions in relation to the application expressed concern with regard to 

vehicle access to premises and parking provision around Westbourne Street. It was 
clarified in these submissions that the proposal would result in the loss of some on 
street parking to Westbourne Street but that all existing vehicle accesses to private 
premises would be maintained. 
 

29. Submissions have also been received from separate agents acting for the Eden Centre 
and the National Grid (the latter being in their non-statutory capacity but as the present 
owner of the gas works site). These items of correspondence do not raise objection to 
the proposals per se but raise concerns regarding access to the sites as a consequence 
of the new road layout. 
 

30. It is broadly considered that these concerns can be allayed through detailed 
consideration of the function of the wider parts of the network and it is understood that 
the applicant is in communication with these parties in order to provide resolution to 
such concerns which principally relate to highway matters.  

 
Principle 

 
31. The application sites are located within the built up limits of High Wycombe and 

identified within the Wycombe District Delivery and Site Allocations Plan (DSA) as part 
of the primary road network. The principle of the development of both sites has been 
established through the preparation, consultation and adoption of the DSA and is 
enshrined in policy HWTC1.  

 
32. The remainder of the Development Plan is broadly supportive of schemes which 

promote good standards of design, provide a diverse and welcoming streetscape, 
encourage social, economic and environmental sustainability and ensure that 
development is satisfactory for all users of the highway. 
 

33. Specific policies of the DSA address the development of the gas works site, 
Buckingham House and the Baker Street car park all of which fall within, or immediately 
adjoin, the application sites. The policies support the general thrust of other relevant 
policies insofar as they support appropriate uses which contribute to overall objectives 
for the town centre.  

 
 Design 
 

34. The style for both schemes is one that embraces a non-standard design ethos that 
reflects the established pattern of streets and the needs of all users by promoting a less 
car-centric approach to street design. Each element of the scheme has been 
undertaken with the needs of all users considered, rather than a more typical street 
design which typically emphasises car users and vehicle traffic flows at the expense of 
pedestrians who are frequently segregated in a pro-active manner in the interests of 
safety. 

 
35. The approach taken in this instance is one of an increasingly shared environment 

characterised by more ambiguous areas to discourage higher vehicle speeds and 
promote pedestrian permeability.  



 
36. The designs do incorporate clearly vehicle traffic based features including running 

lanes, a roundel, and wider swept paths on corners to prevent over-running HGVs and 
the like. This is a consequence of the scheme clearly forming the predominant vehicle 
route through the town centre and the requirement for ensuring a good flow of traffic in 
the interests of the economy and the environment. Accordingly, the majority of the 
scheme does incorporate a degree of focus upon vehicle based users. 
 

37. Nevertheless, the overall design approach is one which actively reduces the focus on 
the carriageway as the purpose of the street environment and promotes a collaborative 
approach to sharing roadspace. Although this appears counter intuitive, lower vehicle 
speeds as a consequence of the environment allow for safer and more considerate 
driver behaviour. This decreases driver confidence whilst empowering pedestrians and 
generally engenders a safer environment. Other schemes of note which have been 
completed around the country and abroad have statistically proven safer roadspaces 
whilst also enhancing the environment with an active, humanised and landscaped public 
realm.  
 

38. Regarding the specifics in this instance. The new Westbourne Street link creates two 3 
metre wide running lines separated by a median strip. These meet at the roundel 
between the junctions of West Wycombe Road, Oxford Road and Westbourne Street. 
The roundel itself is raised slightly over existing ground level in order to provide a level 
area for turning vehicles and to ensure a satisfactory bridge line over the River Wye. 
The roundel and footways would be set flush with the carriageway with some vertical 
separation retained where safety dictates in order to prevent overrunning HGVs 
breaching the footway. Crossings would be formed around the roundel in a clam shape 
to reduce formality whilst still drawing drivers and pedestrian’s attention to interactions. 
 

39. The general topography and proportions of the road have dictated that verges are 
sometimes banked and footways set at a differing level in order to provide level access. 
This approach, together with the raised level of Westbourne Street where it meets West 
Wycombe Road allow for future deculverting over the River Wye. An objective which as 
a theme to the DSA as a whole throughout the remainder of the town centre.  
 

40. The gas works link road focuses on the shared square at the junction of Lily’s Walk. 
This space has been designed through planting, use of materials and a small number of 
bollards to direct through vehicle traffic along Desborough Road and the gas works link 
road. The space itself however should present as being an entirely shared surface with 
no formalised pedestrian crossings nor vehicle priority within the square.  
 

41. The entry and exits to the square for vehicles will be clearly marked by raising the level 
of the carriageway, akin to a speed cushion or raised table junction, and thus 
emphasise pedestrian equality in the use of the roadspace. It is hoped that following the 
future development of the remainder of the gas works site that such development can 
provide add focus to this square and assist in contributing to a more urban space.  
 

42. Heading to the south the gas works link road would move uphill where it would curve 
round to meet the eastern section of Suffield Road. The western end of Suffield Road 
would be re-aligned to form a build out to guide through traffic along the appropriate 
route. Due to the relatively sharp corner, the road is widened at this point to allow 
turning of HGVs and other larger vehicles. 
 



43. Much of the gas works link road would run parallel to the existing Rutland Street. These 
two carriageways would be separated with the likely closure of Rutland Street in the mid 
to tong term. 
 

44. Overall, the scheme is considered to be of an innovative design which embraces a 
“modern traditional” approach to street design. Where typical post Henry Ford streets 
have increasingly catered to vehicle users and segregated pedestrians under thhe 
pretence of their own safety, this scheme places the responsibility of a functioning 
roadspace back in the hands of all users. This is considered to be consistent with 
current policy emphasis, particularly those aims and objectives identified in the DSA. 
This approach remains a relatively new concept in this country and, whilst certainly 
undertaken elsewhere with general success and acclaim, this would represent an 
ambitious and noteworthy objective for High Wycombe.  
 

45. Details of the surfacing materials are required to be approved by the County Planning 
Authority in order to ensure that typical concrete block paving and tarmac (although a 
necessary part of elements of the scheme for practicality reasons) do not dominate 
unnecessarily.  

 
Landscaping 

 
46. The application is supported by a comprehensive landscape masterplan which includes 

important structural planting to enhance the streetscape environment and assist in 
guiding users through their environment. The Council’s landscape adviser commends 
the scheme as being thorough and robust with the main criticisms being levelled at the 
use of planters, lack of variation in tree species and the somewhat ignored dead space 
between Rutland Street and the gas works link.  
 

47. The use of planters, most extensively along Westbourne Street is due to the culverted 
section of the River Wye flowing under the street, thus reducing opportunity for in-
ground planting. Plane trees have been selected due to their resilience to airborne 
pollutants and propensity to produce tall stems with wide crowns. The remainder of 
specimens selected in the scheme should provide a range in shape and colour with 
particular diversity occurring during autumn.  
 

48. The upper end of the gas works link road features an element of relative dead space 
between the link road and Rutland Street and on the junction build out on Suffield Road. 
The area around Rutland Street is already identified in the DSA as part of the future 
development of the gas works site. Whilst it would appear as a somewhat obdurate 
unlandscaped area, this should be developed in the mid to longer term in accordance 
with the DSA and eventually may result in development addressing the gas works link 
road. The build out is as a consequence of the necessary road layout and will be 
planted out as a mature feature tree in an attempt to minimise its slight awkwardness in 
the context of the remainder of the scheme.  
 

49. Broadly the landscaping is considered to make a positive contribution to the overall 
scheme and its implementation can be secured by way of condition.  
 

50. The scheme does result in the loss of a number of established trees. There is no 
possibility of any of these identified to be removed to be retained as they are located 
along the line of the proposed route. The comprehensive landscaping scheme that is 
included in this application, should replace these. The specimens removed are not of 



high value or species of any note and the agriculturalists report advises that good 
management would suggest removal is advisable.  
 

51. A tree protection plan for those trees to be retained is considered appropriate in order to 
promote the schemes integration with the established environment.  
 
Amenity of nearby properties 
 

52. The route of the proposed scheme will result in the redistribution of traffic around the 
town centre. Although the actual route has already been established in principle through 
the adoption of the DSA and is therefore no longer open for consideration or 
assessment, traffic modelling does indicate that the scheme will, unsurprisingly, result in 
significantly increased traffic along Westbourne Street, Suffield Road and parts of 
Desborough Road. This does give rise to concerns regarding the amenity of the 
occupants of nearby and surrounding properties. Whilst this is generally centred around 
residential uses, the presence of work spaces and educational establishments must 
also be considered.  

 
53. The main issues that may arise are identified as noise, vibration, pollution and lighting. 

Dedicated reports have been submitted with the application in order to assess all these 
matters and these are summarised and considered below.  

 
54. The main issues with regard to any disturbance to neighbouring properties principally 

arise out of increases in vehicle traffic over parts of the existing and proposed network. 
This includes their macro-scale town centre wide impacts together with localised 
impacts upon streets and down to particular buildings, especially residential properties.  

 
55. Clearly the redistribution of the main flow of traffic across the town centre will result in 

certain established routes benefiting from reductions in traffic. Likewise, the new route 
will be under pressure from increased volumes of traffic and the altered nature of the 
town centre environment may cause changes to flow of traffic on the wider network. 
 
Noise 
 

56. Noise modelling is based upon the traffic modelling which projects short term (2015) 
and long term (2022) impacts on the basis of do nothing, do Westbourne Street and do 
full scheme. It should be noted that the noise modelling covers a larger area of 600 
metres around the route and therefore encapsulates properties in close proximity to the 
route, most notably, those on Suffield Road, together with some which are much further 
removed. Full details are available within the noise report associated with this 
application, however for the purposes of this report, the areas addressed focus upon the 
“do full scheme” long term projections to 2022 by comparison to “do nothing”.  
 

57. The noise modelling indicates that following the completion of the overall scheme a total 
of 4,240 dwellings would be subject to a negligible increase in daytime noise level, 17 
would be subject to a minor increase and 1 subject to a moderate increase. The 
majority of those properties suffering from minor to moderate increases are located 
around Westbourne Street as this is where the most notable increases to traffic flows on 
an existing road would occur. Conversely, 500 dwellings would receive a negligible 
benefit through a decrease in noise level and 50 from a minor decrease in noise level. It 
should be noted that no properties suffer from a major change in noise levels in the long 
term.  

 



58. These results confirm general common sense conclusions that could be drawn from 
observing the actual change of the route. The redistribution of traffic along certain 
predominantly residential areas (particularly the eastern section of Suffield Road) does 
result in increases in noise to these properties. Conversely, the alteration to the overall 
road layout across the town centre does deliver some minor benefits to certain fringe 
areas where through traffic would be discouraged or redistributed such as Wendover 
Street and western sections of Suffield Road.  
 

59. On a larger scale, the function of any major route through the town centre is inevitably 
going to generate a certain amount of noise. The realignment of the route towards more 
residential areas clearly has an impact, albeit one which is larger classified as 
negligible. 
 

60. The noise report does not make any recommendations with regard to noise mitigation, 
largely as the most seriously affected receptors would be in such close proximity to the 
new route that little short of dramatic and visually unacceptable acoustic fencing would 
mitigate these impacts. Although the environmental health officer expresses that a 
condition should be included relating to sound insulation to neighbouring properties, 
such requirement is covered under legislation outside of the Planning Act, does not 
relate to land within the control of the applicant and is therefore not considered 
appropriate in this instance as it is neither reasonable nor enforceable under the tests of 
circular 11/95 (Planning Conditions). Accordingly no conditions or specific noise 
mitigation measures are proposed. 
 

61. Overall, whilst it is recognised that there will be an impact upon numerous properties, it 
is considered that for the most part this would generally be indeterminate (negligible 
impacts) in the long term. Although certain properties would be affected to a minor or 
moderate degree, on balance, given the overall net benefit provided to the local 
environment and town as a whole, that no objections are raised. 
 
Vibration 
 

62. The vibration report indicates that there would be a net decrease in the number of 
dwellings subject to vibration nuisance as a consequence of the scheme. Although the 
individual properties benefited or adversely affected by this may vary, in any event the 
change in vibration nuisance is considered negligible.  

 
Pollution 

 
63. The results of the air quality assessment were taken from a variety of receptors around 

the town centre. The results generally show a negligible impact as a consequence of 
the scheme on the majority of receptors. Areas around Desborough Avenue are 
indicated to be subject to a slight beneficial impact in air quality with eastern parts of 
Suffield Road suffering from a slight adverse impact. 

 
64. The area of most note is along Westbourne Street which indicates a substantial adverse 

impact due to the creation of the Westbourne Street junction and introduction of much 
greater traffic along Westbourne Street. This is therefore a not unexpected 
consequence of the revised layout. However, it should be noted that this area is 
predominantly commercial and light industrial at present and should not have an undue 
impact on many residential properties. Indeed, more residential properties in this 
localised area are set along Desborough Avenue which should see a moderate benefit 
in air quality.  



 
65. As with any road, there will invariably be a certain degree of pollution and impact upon 

air quality. In this instance the most serious impacts are considered to be focused on 
the most appropriate area, namely away from residential properties.  
 

66. The air quality assessment report does make recommendations which seek to reduce 
traffic volume, queuing and increase vehicle speed in key locations. Whilst these 
recommendations are noted, they conflict with the purpose of the scheme, namely to 
reduce vehicle speed and improve the wider town centre environment. Therefore whilst 
Westbourne Street would clearly be adversely affected, this is considered to be the 
most preferable of all possible situations given its non-residential nature. No doubt this 
area would benefit from wider scale objectives to decrease emissions however such 
objectives are beyond the remit of this report. 

 
Lighting 

 
67. The submitted lighting scheme does indicate the upgrading of lighting along the 

proposed route. These details include lighting columns that would direct modern LED 
lighting towards the roadspace and should not shine directly into neighbouring houses. 

 
68. Given that the majority of the scheme incorporates new roadspace away from 

residential properties, and that existing roadspace is already street lit, it is not 
considered that there would be an adverse impact to neighbours due to street lighting. 
The lighting scheme should also provide benefit in that it would utilise less power than 
traditional luminaries whilst also providing improved lighting in the interests of safety 
and personal security late at night. 

 
Traffic 

 
69. The application is supported by a detailed transport assessment, as touch upon above. 

The report compares the short and long term impacts of the proposals on the basis of 
do nothing, do Westbourne Street only and do full scheme. As it is intended to complete 
the full scheme in the long term, with Westbourne Street being completed first, the main 
thrust here is focused upon the longer term impact on traffic to 2022. 

 
70. It should be noted at the outset that the purpose of the alternative route is not, per se, 

intended to resolve all issues relating to traffic congestion across High Wycombe. The 
overall scheme is intended to enhance the quality of the town centre environment and 
hopefully form part of wider objectives to discourage car users, particularly in favour of a 
more pro-actively pedestrian friendly environment. Nevertheless, the environmental and 
economic benefits of ensuring free flowing traffic across the town centre cannot be 
ignored but should still be regarded as a bonus element as the scheme as opposed to 
its fundamental objective. 
 

71. The overall network performance around the town centre is assessed within the traffic 
report. The overall network performance with regard to peak delays is summarised 
below: 
 
Table 1: Average vehicle delay 

 Do minimum Do Westbourne 
Street only 

Do full scheme 
AM peak 2022 average delay 138 seconds 128 seconds 139 seconds 
PM peak 2022 average delay 176 seconds 139 seconds 138 seconds 



 
Table 2: Average travel time per vehicle 

 Do minimum Do Westbourne 
Street only 

Do full scheme 
AM peak 2022 average delay 246 seconds 235 seconds 248 seconds 
PM peak 2022 average delay 260 seconds 238 seconds 240 seconds 
 
Table 3: Average speed* 

 Do minimum Do Westbourne 
Street only 

Do full scheme 
AM peak 2022 average delay 12.5mph 12.5mph 12mph 
PM peak 2022 average delay 10mph 8mph 8mph 

*Average speed in the Transport Assessment is given as kilometres per hour. These have been converted to miles 
per hour in order to accord with British convention. 
 

72.  As can be seen from the tables above (which can be further explored in the transport 
assessment), the overall scheme would produce little, if any notable change to travel 
times across the town centre during the AM peak. The PM peak would benefit from the 
completion of the overall scheme however this would generally only be in the order of 
20 seconds which in the context of most vehicle based journeys is likely to be 
indeterminate to the user. It should nevertheless be noted that in any scenario there is 
no significant worsening of traffic impacts.  

 
73. In terms of specifics, the impact upon elements of the network are broadly similar 

between the do minimum and do full scheme scenarios to 2022. However, certain 
elements of significant note comprise significant reductions in queuing traffic along the 
West Wycombe Road during the PM peak as a consequence of the scheme. However 
the scheme does also result in significant increases in queuing traffic along from Marlow 
Hill in the AM peak. This is consistent with the provisions of policy DM2 which focuses 
on the A40 West Wycombe Road as a transport improvement line.  
 

74. The impact upon Marlow Hill is largely unavoidable in order to achieve the wider 
benefits envisaged by the DSA across the town centre. They are as a consequence of 
the volume of traffic and downstream constraints caused by the established layout and 
nature of the road network. It is to be expected that the overall wider objectives 
envisioned in the DSA would ameliorate this. The examination into the DSA has already 
revealed that there may be a build up of traffic along Marlow however the Plan was 
nevertheless considered sound and the Highways Agency indicated a commitment to 
assisting in measures which could mitigate congestion on this route. 
 

75. Queries have been received in many submissions regarding the status and future of the 
Abbey Way flyover. Officers are advised that this has been prematurely reduced to one 
lane in each direction and Lily’s Walk has been closed. This was due to structural 
integrity concerns however it has subsequently been established that the flyover and 
the elevated section of Lily's Walk are structurally sound. However, the exercise has 
also identified that the parapets on the flyover and Lily's Walk are not sufficiently robust 
to withstand a vehicle impact. As an interim solution it is presently hoped to re-open 
Lily’s Walk to a single lane only prior to Christmas, whilst a medium to long term 
solution for both the flyover and Lily’s Walk in a two-way capacity is being carefully 
considered by the County and District.  

 
Parking provision 

 



76. The scheme does result in the loss of a number of on street parking spaces along 
Westbourne Street and Suffield Road together with the loss of a number of off street 
parking spaces within the Baker Street surface car park. This is estimated to result in a 
total loss of around 40 spaces, however given that these spaces appear to be generally 
under utilised at present and in the context of the remaining benefits of the scheme no 
objections are expressed to their loss.  

 
Flooding and drainage 

 
77. The gas works link road is not located within flood zones 2 or 3 and is thus not at risk of 

from riverine or extreme events. The application is submitted with a flood risk note 
which identifies measures to deal with surface water run-off as a consequence of the 
development. The capacity to accommodate additional run-off within the drainage 
network is not known and given the nature of the development which will likely 
accommodate contaminants, it is generally undesirable to divert this to a soakaway.  

 
78. An underground tank is proposed to ensure on site detention of peak flows which can 

be discharged in off peak flows to a sewer with capacity could ensure that no worsening 
effect is experienced downstream. In any event, a detailed scheme to investigate the 
treatment of surface water is required to be submitted to ensure that there is no 
additional run off. 
 

79. Westbourne Street falls within flood zone 2 and is therefore vulnerable from a 1% or 
1:100 fluvial flooding event. The proximity of the River Wye which bisects the 
application site along with high levels of groundwater makes the treatment of surface 
water run off problematic. As with the gas works site, the applicant proposes the 
inclusion of an underground tank to ensure on site detention. 
 

80. Conditions are recommended requiring the submission of detail regarding a full and 
considered surface water management scheme.  

 
Ecology 

 
81. Although both sites feature undeveloped areas of largely ruderal vegetation, both are 

constrained by their setting insofar as linkages with other nearby green spaces and 
corridors are obstructed. No protected species were identified on either site under the 
habitat survey carried out prior to the submission of the application.  

 
82. Westbourne Street is set adjacent to an unculverted section of the River Wye however 

to both the east and west the river is extensively culverted. This presents minimal 
opportunity for native fauna to thrive and presents a poor linkage with naturalised parts 
of the stream. 
 

83. The gas works site is extensively overgrown with ruderal vegetation but due to its 
urbanised context together with predominantly walled boundaries presents little 
opportunity for species to take advantage of its largely vacant setting.  
 

84. A condition to prevent disturbance to nesting birds during consitruction is considered 
appropriate however in other regards it is not considered that the development could 
have a deleterious effect upon wildlife.  

 
Land contamination 

 



85. Both sites demonstrate the potential for ground contamination as a consequence of 
their previous uses. The gas works site is understood to have been remediated 
following the removal of the gasometer in the 1990s however this is yet to be confirmed. 
Westbourne Street has a history of light industrial uses and therefore may also be 
subject to some ground contamination.  

 
86. The applicant proposes a detailed examination of ground conditions in order to establish 

the level and nature of contamination together with appropriate treatment as may be 
considered necessary. This can be secured by way of appropriate condition on any 
permission granted. 

 
Historic heritage 

 
87. Although both routes are located on the fringe of the historic centre of High Wycombe, 

neither exhibit any current built form of any heritage value. Neither site is within or near 
any conservation areas or listed buildings.  

 
88. The Council’s archaeologist has requested a watching brief in relation to Westbourne 

Street due to the known presence of a water mill and other uses associated with the 
proximity to the River Wye which may be imposed by way of condition.  

 
Conclusions 

 
89. Both applications represent a significant step towards the implementation of the 

development and regeneration of High Wycombe in accordance with the strategy and 
policies of the DSA. The proposed schemes are not without certain negative impacts as 
outlined above, most notably noise, pollution and increases in congestion to some 
limited parts of the town.  

 
90. Nevertheless, the benefits that can be delivered from the scheme are considered to 

substantially outweigh any negative effects. The rejuvenation of parts of the town centre 
together with a modern and attractive street network that provides a humanised and 
inclusive environment cannot be disregarded. Indeed, the Inspector in his examination 
of the DSA opined that “the proposed changes to the road system in High Wycombe will 
be challenging for the Council to implement but they demonstrate the [Wycombe 
District] Council’s commitment to plan positively for its residents and business 
community.” These proposals are considered to represent a truly positive step to 
achieving the rejuvenation of the town centre and are strongly supported.  
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