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Introduction 

This note summarises the discussions of the Vision Workshop held at Wooburn and 
Bourne End Parish Council office on 31st October 2016. Attending were members of 
the Working Party and Steering Group and other invited stakeholders including a 
representative of Wycombe District Council. It adds further reflections on the 
discussion and the options for taking the neighbourhood plan forward which the 
Group should consider.  

The Discussions  

We discussed the role of the neighbourhood plan and the range of influences that 
push and pull the plan in various directions. Noting that the challenge of any 
neighbourhood plan is to position it so that it balances the competing tensions 
between the need for strategic planning policy conformity (both nationally via the 
NPPF and locally via the Wycombe Local Plan), the physical and economic 
constraints of the area and the requirement to secure the support of the local 
community at a referendum. The Slate Meadow Liaison group which had been 
meeting for about 2 or 3 years was an example of how the community could 
influence the shape of development locally.  
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The role and relationship with the adopted and the New Wycombe District Local 
Plan (WLP) and timetable was discussed. It was noted that the new WLP will replace 
the adopted Core Strategy as well as the saved policies from the existing Local Plan 
(2004). The target date for examination of the new WLP is the summer of 2017 
followed by adoption by the end of 2017. The Group confirmed it intention that the 
WBENP tracks the WLP timetable with the aim that the WBENP is ‘made’ soon after 
local plan adoption.   

It was suggested a number of the key strategic decisions in the WLP appear to have 
been made (such as categorising WBE as a ‘tier 2’ settlement on a par with Princes 
Risborough and Marlow (rather than ‘Tier 3’) for the purpose of distributing a larger 
proportion of homes in the Parish. Proposed housing allocations at Hollands Farm 
(BE2 for 355 – 500 dwellings) and to a lesser extent at Northern Heights (BE3 for 40 
dwellings) in addition to the previous release of Slate Meadow (BE1 for 170 dwellings)  

Given the strength of local feeling about protecting the ‘Green Belt’, it was 
suggested that if the WBENP simply mirrors the WLP in terms of these allocations, then 
this would be unacceptable locally with the likely result that the WBENP would not 
secure widespread community support.   

These proposals are particularly significant for Bourne End in terms of the scale of 
additional housing proposed given the Strategic Sites Assessment Study of Feb 2014 
only included the release of the reserve site at Slate Meadow which had been 
designated as such under Policy CS8 of the Adopted Core Strategy and GB1 of the 
Adopted Local Plan. The scale of increase in housing proposed had taken the 
community by surprise, but it was accepted that the Neighbourhood Plan would not 
be able to prevent these proposals but noted that the Plan may seek to identify one 
or more additional sites to accommodate this approximate number across the 
Parish, given that WDC need to identify as many sites as possible to meet their 
objectively assessed housing need.   

The discussion then proceeded to explore how the parish works and those aspects 
of Parish life that work well and not so well.  

• Wooburn and Bourne End are seen as two distinct settlements with their 
respective centres approximately 2 miles apart. While both settlements share 
common infrastructure, such as schools, the community are keen to retain the 
physical separation defined by Wooburn Park.  

• The distinctiveness of each settlement is reflected in their demography, 
Wooburn being older in terms of character and population profile, whereas 
Bourne End is younger and is generally a product of C20th development.  

• Each half of the parish has its own local centre and retail function. 
• Claytons Primary School serves Bourne End, St Pauls C of E Combined Primary 

Wooburn and Meadows Primary School Wooburn Green. Bourne End 
Academy services the whole parish. This was felt to be a good illustration of 
how the neighbourhood plan should cover the whole parish.  
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Transport and Economy 

• The parish is a major cut through between the M4 and M40 motorways and 
travel to work mode shares in the High Wycombe area are dominated by 
private car travel1.  

• The A4094 (Ferry Lane, Corres End Road, Town lane and Boundary Road) is 
congested at peak times. Ferry Lane is the main route for traffic heading 
south and south-west over the River Thames and given the geography of the 
parish there are few local alternatives to this route 

• More traffic heads south in the morning peak period then heads north 
• Wooburn and Bourne End forms part of the Southern Wycombe employment 

area2. Compared to the 5000 population of the parish the scale of local 
employment and level of office stock is high and the former is a legacy of the 
parish’s past and may contribute to increased self-containment   

• Wooburn Green (closest to the M40) has three purpose built office 
developments: The Courtyard, Mercury Park and Glory Park, the latter the 
newest of the three but only partly built.  

• Bourne End’s office stock includes Bourne End Business Park, Meadowbank / 
The Courtyard and Boston Drive.   

• Industrial estates include Wessex Road at Bourne End and Wooburn Industrial 
Estate and Soho Mills at Wooburn, which sites betwixt Bourne End and 
Wooburn Green.   

• The 2011 journey to work census data has not yet been assessed by WDC, so 
the number of people who live and work locally is unknown.   

• There is a desire to retain land for local employment. WDC’s employment 
land study is up-to-date but it’s an interesting observation that there is an 
imbalance in employment across the district, which may increase the intra-
district peak time traffic flows.  

• These flows are further exacerbated by the school journeys within the parish 
and to Marlowe.  At 8:15am the roads in the parish are full. 

• The Maidenhead and Marlow Passenger Association suggest a new rail link 
between Bourne End and High Wycombe is deliverable but the drop-off 
around Bourne End station adds to the congestion and there have been a 
number of developments approved on the existing track bed, which may 
make this link less feasible. 

• A favoured commuter route to London is the Beaconsfield to Marylebone 
line. There is no bus from the parish to Beaconsfield however, although many 
car-share to Beaconsfield station. This route takes only 25 minutes to central 
London.   

• An earlier Marlowe/ Maidenhead Rail Link feasibility study was negative, but 
WDC advise that this is being looked at again, and a significant length of this 
link would lie within the parish. 

  

																																																													
1 Wycombe District Local Plan, High Wycombe Area Transport Study; Jacobs Jan 2014  
2 WDC Economy Study and Employment Land Review: Brett/Tym, Jan 2014 



	

	 5	

Housing Stock 

• The level of socially rented housing available locally is not known but 
anecdotally the need is for 1,2 and 3 bed dwellings, and for housing suitable 
for families. 

• An example of what the ‘market’ has provided in the past is the Bridgestone 
Drive development off Milboard Road – which is a mix of owner occupied 
and affordable rented housing.  

• Flats locally are now fetching £500K. 
• The two settlements are considered to be large enough to provide a mix of 

housing types. Housing in Wooburn is characterised by modest Mill Cottages, 
whereas Bourne End has larger properties.  

Community facilities 

• Bourne End has limited open space and Wooburn no community centre 
• Glory Mill, in Wooburn, had its own social club but this has since been 

converted to a David Lloyd Health Club. 
• A priority of the Wooburn Residents Association is to provide a new 

community facility and there have been discussions with the Wooburn 
Working Men’s Club (owned by the Gilbey Family on the Green) and its 
known that the lease may be close to expiry (c5 years) 

• The intentions of the Gilbey Family at the end of the lease period are 
unknown, but the building (not listed) is Victorian and adds character to the 
setting of The Green. 

• In terms of open space and recreation, Bourne End has two recreation 
grounds; Sappers Field community centre and the village green on Slates 
Meadow. 

• There is a deficit in youth facilities, although there is a Youth Club at St Mark’s 
Church (BE) 

• Westfield Infants and Special School also needs additional space in the long 
term. 

• The Chepping and Wye Valley Local Community Partnership produced a 
Local Area Plan3 in 2010, and the report included the geographical area of 
the parish and references a report by ‘Sweet Dream’ on the needs of young 
people including the provision of ‘walk up and play’ facilities in the area.  

• ‘Revive the Wye’ is a community initiative with the purpose of conserving and 
enhancing the quality of the River Wye through a programme of 
conservation projects.  

Housing and Green Belt 

• The policies that apply to Green Belt land were explained, the role of the 
Local Plan in releasing Green Belt land where very special circumstances can 
be evidenced, and what a neighbourhood plan can and can’t do in respect 
of the Green Belt 

																																																													
3 http://www.buckscc.gov.uk/media/132588/lap_chepping_wye_valley.pdf 
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• In addition to Slate Meadow (BE1), two housing allocations are proposed in 
the neighbourhood area; Site BE2 at Hollands Farm for approximately 355 to 
500 homes, and BE3 at Northern Heights for approximately 40 homes. 

• Regarding the scale of development i.e. large vs small sites, it doesn’t 
necessarily mean small sites are better than large 

• WBE is not the only parish in WDC with this problem, but the working 
relationship between WBENP and WDC is critical if the WBENP intends to get 
involved. 

• The quantum of development influences the scale of infrastructure delivery 
(small often delivers little, but adds to pressures) although there is often a 
misunderstanding that new development can correct, through financial 
contributions, pre-existing infrastructure deficiencies.  

• An example at Daws Hill was given, where a £3M financial contribution 
towards a new bus link was being frustrated by the local community.   

• While Bourne End and Wooburn has no number it must deliver, the question is 
what could be the prize? 

 

The land use challenges in the neighbourhood plan area 

The group discussed at length the challenges faced by the neighbourhood plan, 
these included: 

• New housing will need to be accommodated, and the number is indicated 
in the emerging Local Plan although not yet fixed – “could it be 200 or it it 
likely to be 500?” and is possible for WDC to “turn the wick down”? 

• Is an option to adopt a similar approach to that at Slate Meadow ( 
Croudace/Avant Homes) and to work with the land interests on influencing 
the development brief? 

• This approach could be possible, however the Slade Meadow Liaison Group 
had been operating for over two years, and given the closeness of the new 
Local Plan to submission have the critical decisions already been made? 

• Is it possible to change the employment allocation at Glory Mill to housing to 
help spread the housing load? If this was an option, where would this 
employment land be replaced in the parish? 

• The Jacobs Traffic Study confirmed there was no solution to the highways 
problems the parish faced 

• Is it possible to bring other sites into the frame through the neighbourhood 
plan (Swilley Field for example) to offset the scale of the two proposed 
allocations? 

• What will be the implications of the proposed scale of development on local 
community and social infrastructure?  
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Taking the Neighbourhood Plan forward 

The group discussed a number of ways in which the neighbourhood plan might be 
taken forward and each presents its own challenges: 

Option 1: For the neighbourhood plan to remain silent on the proposed green 
belt allocations because the community can’t be brought along with you, 
and to focus the plan on other policy areas discussed 

Option 2 – Accept the principle of allocation of BE2 and BE3 and use the 
neighbourhood plan to leverage wider community benefits from 
development than otherwise might result, through the proactive 
engagement with the land interests. 

Option 3 – Agree option 2 but find additional compensatory land that may 
reduce the scale of BE2 by distributing housing on a number of additional sites 
around the parish 

As the group did not reach a firm conclusion on which of the above might be its 
preferred approach, it is recommended that it comes to this conclusion quickly. In 
any event the tentative policy scope that follows takes account of the combination 
of options and can be refined once this decision is made.  

 

Tentative Policy Scope 

1. Policies guiding the key development principles of each of the strategic housing 
sites. In terms of Hollands Farm, could the policy also resolve other local matters 
such as the consolidation and relocation of the local health centre?  

2. One or more policies allocating or reserving other sites for housing  
3. A policy defining housing mix (type and tenure) on new housing development 
4. A policy to guide the remaining employment development at Glory Park which 

might better reflect local needs 
5. Policies which update and extract relevant design criteria from the three 

conservation area statements in the Parish to supplement policy HE6 
6. A Policy to manage design standards across the Parish to supplement policy G3, 

and C16  
7. A local heritage assets policy to supplement WDLP Policy HE5 by designating 

locally listed buildings 
8. A policy to safeguard the local gap between Bourne End and Wooburn Green 
9. A policy for Bourne End village centre, the station area and car parking to 

preserve and enhance the vitality and attractiveness (to replace policy S5) 
10. A policy allocating land for a community hall in Wooburn 
11. A policy allocating land for a new youth facility 
12. A policy identifying other community facilities to enable their protection and 

support their improvement or extension so they are capable of meeting new 
demands (e.g. youth clubs)   

13. A policy defining a green infrastructure network through the Parish 
14. A policy to allocate land as Local Greenspace that meets NPPF §77 criteria 

 



	

	 8	

Tasks 

It was agreed that the Working Group should be advised of specific tasks that it 
could pursue to inform the WBENP in taking forward the issues raised above either by 
the Steering Group or through formation of smaller task groups for that purpose.  

Housing Sites Group 

• identify key issues on each strategic site unless option 1 pursued (e.g. access, 
highways, landscape etc) and identify any potential cumulative effects that 
may result from development (e.g. peak hour congestion, access to services 
and facilities) 

• Undertake site assessments of all other sites that may have housing potential 
(note: the NP cannot allocate land in the Green Belt, but it can reserve land 
for future development pending its release by the WLP, and it can establish 
ley development principles) - rCOH can provide a template for this purpose   

• Analysis of housing stock and supply and demand 
• prepare a short note summarising this analysis and an accompanying 

notated plan for each site 
• Meet with WDC and land interests to explore the potential for NP policies to 

establish a development brief for each site 
• if there is value then agree an action plan for how this task proceeds and is 

resourced 

Economy and Travel Infrastructure Group  

• review employment land studies, including WDC Economy Study (2014), to 
determine how current WDC policies are working  

• identify current employment sites that are likely to fall out of use within the 
next decade (e.g. wrong place, wrong premises type) 

• review Glory Park employment offer/future proposals and relate to current 
local economic needs and assess the implications of Glory Park appeal. 
Identify new employment land opportunities should appeal be successful 

• for Bourne End assess the pressures on the local centre and whether a village 
centre boundary may be appropriate to maintain the retail frontage 

• Review local road network using a SWOT analysis of key features 
• Obtain Transport Assessment from Slate Meadow (see Slate Meadow Liaison 

Group minutes 7th Sept 2015) and Glory Park and review the conclusions 
compared to the SWOT 

• Identify the key issues arising from this analysis   
• identify whether the increasing popularity of the station is placing pressure on 

car parking and whether any additional provision and the car parking needs 
of the village centre more generally may be addressed together      

• prepare a short note summarising this analysis and policy recommendations 
and accompanying notated plans 

Social Infrastructure Group 

• identify all current assets by type (schools, health, community, sports etc), 
show on a plan 
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• review Chepping and Wye Valley Local Area Plan and ‘Sweet Dreams’ 
programme to identify deficits in youth provision 

• identify current capacity issues and potential to expand, co-locate or 
consolidate in discussion with service providers (education, health, recreation 
etc. Note also that Slate Meadow is likely to add 52 primary school aged 
children within Claytons catchment) 

• consider the options for how provision should be made in the future, bearing 
in mind the land proposed to be made available at Hollands Farm 

• prepare a short note summarising this analysis and an accompanying 
notated plan 

Design and Character Group 

• review the three Conservation Area Character Surveys and identify text to 
extract to form design guidelines in NP policy for each area 

• for other parts of the parish identify any distinctive ‘character areas’ where a 
design policy may apply and describe (with words, photos and plans like the 
Conservation Area) the distinguishing characteristics (e.g. land uses, building 
types, materials, plot widths/lengths/orientation, landscaping, boundaries, 
prominent buildings in the townscape etc) 

• establish 2 or 3 criteria for assessing buildings worthy or a local listing and 
describe each candidate across the parish by way of their local 
historic/architectural character (including important position in the 
streetscene) that makes it more special than the norm but not special 
enough to warrant formal listing Locally Listed Buildings (to supplement policy 
HE5) 

• prepare a short note summarising this analysis, and an accompanying 
notated plans for each Conservation Area and any other ‘character areas’ 

Landscape/Environment/Green Infrastructure Group 

• identify and map all existing public open spaces, amenity land, parks, 
woodland, tree lined streets, allotments, streams/brooks (incl River Wye), 
public rights of way/bridleways, Bourne End to High Wycombe Track bed, 
cycle paths etc. (use any relevant WDC studies and ‘Revive the Wye’ project 
information) 

• note current ecological and human connectivity between these features, 
identify possibilities to create new connectivity and especially note if those 
new opportunities coincide with a known development site 

• identify ways in which each feature may be improved by enabling or 
restricting access, adding new facilities etc. 

• prepare a short note summarising this analysis and an accompanying 
notated plan showing each feature and the network 

• identify any areas of green space to which a Local Green Space designation 
is desirable 

• describe and photograph each area and assess in line with the criteria in 
NPPF §77 (Ricoh can provide a template) 

• Produce a standalone Local Green Space report with the boundary of each 
area and recommendations for inclusion in a Local Green Space policy 
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RCOH has set aside 3 person days (2.01 & 2.02) to support the task groups. This 
support may comprise reviewing evidence analysis and reviewing interim work 
outputs from the task groups. It will be for the Steering Group to determine how to 
make the most effective use of these days across the tasks and to agree with RCOH 
how to plan for them in advance as best as possible. 

The Wooburns and Bourne End Community Led Plans 

All task groups should ensure they are familiar with the analysis and actions 
contained in the Community Led Plans for both Bourne End and Wooburn Green.  
This will ensure they avoid unnecessary duplication of effort particularly where 
analysis might still be current and which may be translated into land use policies.  

Community Engagement 

The Parish Council needs to consider how it will engage the local community (and 
other interested parties in the drafting of the Plan. It is not good practice to rely 
solely upon the formal neighbourhood plan consultation periods, no matter how well 
the plan makers think they know community opinion. 

At the very least, the Parish Council should therefore consider the following 
engagement activities: 

• project launch to raise general awareness of the issues the Plan intends to grapple 
with - this may comprise a local newspaper item, a public meeting and a short 
leaflet 

• informal consultations - aside from the specific discussions with interested parties as 
part of the Task Group work, there will be benefits in testing the water on emerging 
policy ideas and options, especially on those matters that are likely to generate the 
most interest, e.g. the strategic housing sites - this may take the form of a short online 
and offline survey of focused questions, public meetings and/or focus groups 

• publicising the formal consultation period on the Pre Submission Plan - rather than 
relying on emails etc. but holding exhibitions and events around the parish to inform 
the community - land interests must be notified of policies affecting their land at this 
stage too 

Project Plan 

A revised project plan is attached. The above work programme is likely to take up to 
six months to complete, which ought to enable the NP to stay in step with the Local 
Plan. This means a Pre Sub consultation in June 2017 and the Submission by 
September.  




