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INTRODUCTION

6.1. The historic town of Buckingham is the second largest
settlement in the District, having grown significantly in the
last 20 years. Buckingham has a strong employment base
and a wide range of other facilities serving the town and
surrounding villages.

HOUSING

6.2. For housing proposals involving infill, rounding-off and other
schemes within the built-up area of Buckingham, policies
RA.13 - RA.14 apply.

6.3. With a need to identify land for housing development, as set out
earlier, the search for suitable sites has included land around
the entire periphery of Buckingham. The following criteria were
considered in identifying the necessary housing allocations at
Buckingham: the impact on the town’s rural setting; the quality
of agricultural land; the impact of additional road traffic on the
network and the town centre; the need for additional services
and facilities; and maintaining the character and identity of
Maids Moreton.

6.4. In this context the Plan proposes the allocation of a site west of
Moreton Road. The site extends to some 11 ha and is therefore
capable of accommodating substantially more than the 200
houses required at Buckingham. It is therefore appropriate to
only allocate that part of the site that lays to the south of
Manor Farm for 200 houses, with a requirement that this
development should not prejudice development beyond 2011 on
the remainder of the site if required.

6.5. The site is situated on the northern edge of Buckingham, is
within walking and cycling distance of Buckingham town centre
and is in close proximity to First and Middle Schools and the
local Maids Moreton post office and shop. Any development of
the site will require careful landscaping along northern edges
and need to respect existing housing to the south and east. The
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sensitive development of the site, including the juxtaposition of
development and open space together with suitable landscaping
will not threaten the separate character of Maids Moreton. 

6.6. It is acknowledged that traffic generated by the development
would be likely to increase the pressure on the town centre -
particularly on the Old Gaol junction - and the potential for rat-
running on unsuitable routes. Similarly, while located close to
the town centre, there is no easy prospect of significantly
improving existing cycling and walking facilities into the town
centre. A regular ‘round town’ loop bus service is currently
routed along Moreton Road, linking all the outlying estates and
Maids Moreton with the town centre and the other side of town
including Tesco’s. This service also provides the potential for
interchange with other services and if necessary could be
extended into the site. A comprehensive transport assessment
will be required to address all of these issues as part of the
planning brief for this development.

BU.1 The Council proposes that land at Moreton Road, Buckingham
(as defined on the Proposals Map) be developed for housing
subject to the following:

a) any development shall be based on a planning brief that
shall be the subject of public consultation and subsequent
approval as Supplementary Planning Guidance;

b) built development shall be restricted to a part of the site to
be determined through the brief, to the south of Manor
Farm capable of accommodating 200 dwellings;

c) the proposals shall not prejudice possible development
beyond 2011 on the remainder of the site;

d) an equitable contribution will be sought towards the
revenue costs during the first three years after occupation
of the first dwelling for public transport bus improvements
in Buckingham;

e) an equitable contribution will be sought towards
improvements to local education facilities based on
generated pupil numbers;

f) the development shall take account of  a comprehensive
landscaping scheme based on a tree and hedgerow survey,
and safeguard significant natural features, including trees
and hedgerows;

g) the provision of improved pedestrian and cycle linkages and
facilities, where reasonable and practicable, within the site,
between the site and the town centre, and elsewhere;
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h) provision of land in accordance with NPFA standards for the
laying out of and the maintenance of sports pitches and
associated changing rooms; 

i) provision of land in accordance with NPFA standards for
children's play areas and the provision of equipment,
including their maintenance; 

j) the provision and safeguarding of land within and around
the periphery of the developed area of the site for open
amenity land;

k) providing for a mix of housing types and sizes, including in
particular at least 10% as low cost market housing, and
providing for a minimum of 20% and up to 30% as
affordable housing. The Council will assess the
circumstances of the site and of the particular proposed
development, taking into account the considerations set out
in GP.2 above and also the local need for low cost housing.
The Council will also wish to ensure that the affordable
dwellings are occupied initially by "qualifying persons" and
are retained for successive "qualifying persons"; 

l) the provision of a satisfactory means of access, adequate
sewerage and land drainage, and other physical
infrastructure necessary to serve the site; and

m) the provision of any other social or community facility that
may reasonably be required.

6.7. The land at Portfields was a land allocation for housing
development in the Rural Areas Local Plan (1995). Much of
the site has been developed or has planning permission.
Some 1.85 ha remain undeveloped. 

BU.2 The Council proposes that land at Portfields be developed for
housing in accordance with the following principles:

a) any built development should extend no further west
beyond the line defined as the Portfields built-up limit;

b) vehicular access to the site comprising as a minimum road
links from Bridge Street and Bourton Road;

c) provision of public open space, where appropriate, to
contribute to the provision of a riverside park and walk;

d) provision of pedestrian/cycle links tied into the network in
adjoining housing areas;

e) providing for a mix of housing types and sizes, including in
particular at least 10% as low cost market housing, and
providing for a minimum of 20% and up to 30% as
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affordable housing. The Council will assess the
circumstances of the site and of the particular proposed
development, taking into account the considerations set out
in GP.2 above and also the local need for low cost housing
and the character of the site and its surroundings. The
Council will also wish to ensure that the affordable
dwellings are occupied initially by "qualifying persons" and
are retained for successive "qualifying persons";

f) take into account the proximity of the conservation area to
part of the site;

g) take into account views into the site from Cornwalls
Meadow; and

h) the development principles described above shall be secured
by means of agreement(s) made pursuant to section 106 of
the Town & Country Planning Act 1990.

EMPLOYMENT

6.8. Buckingham is the major employment area within the north-
western part of the Plan area. It is a significant workplace for
residents of both the town and many of the surrounding
villages. Significant new employment has occurred in the town
following housing growth over the last three decades.

6.9. Buckingham has a population of about 10,500 and provides
employment for about 4,400 people. It is the only employment
centre in the north of the District of any significant size and
with any reasonable potential for attracting further economic
investment. The town is located at the junction of the A421,
A422 and A413 roads, with easy access to Milton Keynes,
Aylesbury, Brackley, the Silverstone Grand Prix Motor Racing
Circuit (see paragraphs 10.74-10.79 and RA.30) and the M1 and
M40 motorways.

6.10. Given the local competition that Buckingham faces from other
centres, notably Milton Keynes and Aylesbury, it is concluded
that the town would be unlikely to attract significant amounts
of B1 type development. Nevertheless, it is well placed to attract
distribution uses. Such uses are identified as a significant
growth sector in the regional economic forecasts and was
identified in the 1996 Milton Keynes and North Bucks Annual
Economic Review as one having strong local growth potential.

6.11. It is part of the Plan’s strategy to provide for employment
development in association with residential allocations. There

The Town and Country
(Use Classes) Order 1987
as amended, classifies
class B1 as a business
use. See the Order for
detailed guidance on all
use classes mentioned in
this document.
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are significant housing commitments and proposed allocations
for Buckingham to 2011. It is appropriate, therefore, to
maintain existing Rural Areas Local Plan (RALP) allocations
for employment and also to allow for some employment
expansion for the Plan period.

6.12. The unimplemented commitment and allocations of land for
employment development in RALP, on the Buckingham
Industrial Park, to the west of Lenborough Road, and between
Tesco and Wipac, will be retained in this Plan.

6.13. Taking into account the existing commitments and retained
allocations there is a residual need for about 150 jobs to be
provided in the Plan period to 2011. Assuming that new
employment development would be met, in the most part, in
office, light industrial and distribution uses, a further allocation
of some 2.1 ha of land is proposed.

6.14. In accordance with this requirement a further small, westward
extension of the Buckingham Industrial Park is proposed. While
beyond the existing built-up area, it is well related to the
bypass, the existing employment allocations and close to the
new housing site at Mount Pleasant.

BU.3 The Proposals Map allocates land for employment development
within and adjacent to the Buckingham Industrial Park, and to
the south of the Buckingham bypass.

Employment proposals on these sites should relate
satisfactorily to the layout and design of adjacent development
and include appropriate pedestrian, cycle and public transport
links and provision for suitable drainage infrastructure and
water supply. Permission will not be granted for direct
vehicular access to the bypass.

In considering applications the Council will have regard to the
conservation of natural features and will impose conditions, or
may seek planning obligations, to secure substantial
landscaping for the sites and their settings.

SHOPPING

6.15. Buckingham is located within a mature retail hierarchy. In
terms of retail floorspace Milton Keynes, Aylesbury and to a
lesser extent Oxford are the dominant retail centres serving
this area. In Aylesbury Vale, Buckingham is the most significant
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shopping centre outside of Aylesbury and the main shopping
centre serving the north of the District.

6.16. Buckingham’s catchment comprises the town and outlying
predominantly rural areas. The Aylesbury Vale Shopping Study
updated in Spring 1996 identified Buckingham’s catchment
population rising to some 23,250 by 2001. Further growth in
the catchment area to 2011 will primarily comprise
development at Buckingham itself.

6.17. The principal attractions for visitors to the town are food
shopping and service facilities. Although the town does not
figure highly as an attraction for comparison goods, bearing in
mind the surrounding competing centres, it is important to
maintain and enhance Buckingham’s role as a shopping centre.
This is to cater for local needs and demands and so reduces the
need to travel longer distances to alternative centres. To
provide the basis for maintaining the vitality and viability, part
of the town centre is designated as the Central Shopping Area
and is defined on the Proposals Map.

BU.4 Proposals for retail development in Buckingham should not
adversely affect the shopping function and character of the
town centre. Neighbourhood shops serving the needs of local
areas are acceptable in principle.

TOWN CENTRE

6.18. All of Buckingham’s Central Shopping Area (see Proposals
Map) is within the designated conservation area. The historic
fabric lends a great deal to its character and environmental
quality; it constitutes one of the principal assets. There is a
need to exploit this and other opportunities to enhance the
environment of the town centre and so increase its
attractiveness as a place in which to shop. Shop premises may
need to be refurbished but this should not be at the expense of
maintaining the integrity of the historic buildings.

6.19. Providing more housing within town centres is an important
objective. More housing will provide more choice, a better
balance of uses in the centre, increased activity outside peak
times and provide a choice for those who want to be less
dependent on the motor car.
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6.20. The Council is considering a programme of measures to
improve safety and security in the town centre. These are
referred to in paragraphs 4.132 - 4.134 and GP.67.

BU.5 The Proposals Map defines the Buckingham Central
Shopping Area.

Development that enhances the shopping function and
characteristics of the Central Shopping Area will be permitted,
subject to other policies of the Plan. Proposals where shopping-
related development is secondary to residential and other non-
retail uses are not likely to be considered appropriate in the
Central Shopping Area.

Proposals for new buildings or alterations to existing buildings,
and for shop fronts and advertisements, should be designed to
harmonise with the traditional appearance of the town centre
and should, where possible, include or facilitate rear servicing. 

Development giving rise to excessive traffic that is incompatible
with the historic environment or retail efficiency of the centre
will not be permitted.

6.21. It is recognised that the diversity of uses in town centres, and
their accessibility to people living and working in the area,
makes an important contribution to their vitality and viability.
Government advice encourages the diversification of uses in the
town centre as a whole but recognises the importance of
supporting the shopping function of the primary shopping area.

6.22. In recognition of the role of Buckingham as a district retail
centre and to enhance the shopping function and character of
the town centre, Primary Shopping Frontages have been
defined. These are shown on the Proposals Map. In these most
important shopping frontages, the loss of retail premises to non-
retail uses will generally be resisted. The frontages are located
in central positions and have existing concentrations of retail
shops. They contain the main stores and convenience goods
outlets are well represented. These are the most popular
frontages in the centre where the numbers of people passing by
are the greatest. The Council seeks to strengthen and maintain
the predominantly retail character and attraction of these
frontages for the benefit of the town centre as a whole.

6.23. It is acknowledged that non-shop uses can contribute to a
centre’s vitality and viability by providing services that are now
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widely regarded as complementary to traditional shopping
facilities. Nevertheless, it is most important that a careful
balance of uses is maintained. Uses in Class A2 (Financial and
Professional Services) and in Class A3 (Food and Drink) will be
acceptable in principle outside Primary Shopping Frontages and
within the Central Shopping Area. They should be well
dispersed and a concentration of such uses should be avoided.

6.24. Generally, larger premises occupy more prominent locations in
the town centre and major retailers, who tend to attract more
shoppers, normally occupy them. Premises with service access
to the rear are particularly suitable for shopping use. Such
premises will normally be expected to remain in Class A1
shopping use.

6.25. While non-shop uses may be acceptable within the Central
Shopping Area outside the Primary Shopping Frontages, the
Council wishes to guard against the creation of long unbroken
stretches of non-shopping activity which may detract from the
retail attractiveness and vitality of the area as a whole. Non-
shop uses will not be permitted adjoining each other.

BU.6 The Proposals Map defines Primary Shopping Frontages within
the Central Shopping Area. 

Within these primary frontages the Council will not permit
changes of use to non-retail uses that weaken the shopping
strength and interest of the area. 

Redevelopment that incorporates ground floor shopping uses
and enhances the trading characteristics and liveliness of the
central area will be permitted.

BU.7 Outside the Primary Shopping Frontages of the Central
Shopping Area preference will be given to retail uses. Non-shop
uses that complement the diversity of uses in these parts of the
town centre may be permitted between retail premises where
the attractiveness and interest of the street scene is maintained,
but adjacent non-shop uses will be resisted.

6.26. While noting the high degree of competition from surrounding,
much larger, town centres, there is scope in Buckingham for
improving its provision of everyday comparison goods,
enhancing its small specialist shops and providing for modern
retail requirements and premises. The amount of land required
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for additional town centre shopping is based upon forecasts that
reflect its district centre function.

6.27. There are two areas, shown on the Proposals Map, which are
considered the best sites for new shopping in the Plan period.
Both are under-utilised or vacant. The frontage properties,
many of which are listed, should be retained but the backland
offers opportunities for development that is supportive of and
complementary to the town centre.

6.28. In line with the parking policy in the Plan, parking provision
will be provided as a maximum figure. The parking provided
should serve the town centre as a whole and not just the
development - it should therefore be publicly available for
shoppers and other short-term users.

BU.8 The Proposals Map identifies two sites where the Council will
give priority to schemes for the regeneration of under-used or
vacant land.

a) for the site between West Street and Moreton Road,
proposals should be based on the retention of frontage
shopping, and mixed uses including other retail, housing,
offices or leisure uses.

b) proposals for the site bounded by Market Square, Bridge
Street and the Great Ouse should avoid broaching the
floodplain and retain existing frontage shops, with the
provision of other mixed uses.

In each case development should reflect planning briefs
published by the Council as Supplementary Planning Guidance
that will include requirements for shared car parking and a
public walkway adjacent to the river.

6.29. The important role retail warehousing can play in catering for
local shopping needs has long been recognised by the Council.
Buckingham could support up to 2,800 sq m of retail
warehouse development - probably addressing the DIY market
and a site is proposed for this use at the north-eastern end of
the town centre.

6.30. This site has its own constraints, in terms of size, access, and
neighbouring uses. These issues should be addressed in a
planning brief which will set out how this site can be developed
in a comprehensive manner and what alternative edge of centre
uses will be appropriate should retail warehousing not prove
achievable in the long term here.
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BU.9 The Proposals Map identifies a site at Wharf Yard between
Stratford Road and the Great Ouse for a retail warehouse or
other town centre uses. Any development shall be subject to the
agreement of a comprehensive plan for the site, which will
include requirements for shared car parking and a public
walkway adjacent to the river. In granting permission for any
scheme the Council may impose conditions to regulate the
range of goods that may be sold from the retail warehouse.

6.31. To avoid undue impact on the vitality and viability of the town
centre as a whole planning conditions will be used to control and
limit the range of goods to be sold in any retail warehouse proposal.

CAR PARKING

6.32. Complementary to new shopping developments and
environmental improvements in the town centre is the need for
adequate short-stay car parking spaces. The main town centre
off-street public car park is at Cornwalls Meadow providing
some 340 spaces, with others at Western Avenue public car park
(peripheral to the town centre) and a private car park off Bridge
Street for which public use is permitted by the owners.
Cornwalls Meadow car park is currently divided into separate
areas for long- and short-stay parking

6.33. As the town’s population grows further public short-term
parking is likely to be required through the Plan period. In
addition, the Town Centre Development sites, all well located to
the town centre, will be required to make any parking provision
publicly available. All new major housing sites will provide for
improved pedestrian, cycle and public transport linkages to the
town centre in an attempt to reduce unnecessary car travel. 

6.34. The provision of publicly available parking spaces in
conjunction with the development areas will be sufficient to
meet the future needs of the town centre.

TRANSPORT

6.35. An overall assessment of the town and the development
proposals concluded that inherent traffic problems in the
town centre and on the bypass would be exacerbated in the
period to 2011. The detailed transport measures associated
with the particular developments will be identified in the
planning briefs to be drawn up for the sites and shall be in
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accordance with the Transport Strategy for Buckingham
based on the following principles:

a) improving the operating conditions for public transport to
enhance it as a transport choice;

b) restraining traffic in the town centre by a continued
programme of pedestrian priority proposals;

c) the development of a comprehensive and interlinked cycle
and pedestrian network, designed to a standard that takes
account of those with impaired mobility;

d) the management of off-street car parking to ensure the best
and most accessible spaces are available to shoppers and
other essential short-stay users;

e) the reduction of traffic speeds to a level commensurate with
the type of road, safety requirements of other road users
and the local environment by appropriate traffic calming
measures; and 

f) essential junction and highway improvement schemes to
effect safety and environmental improvements.

6.36. While it will be the responsibility of those developments to
introduce the necessary transport measures that will alleviate
their expected impacts, the need will remain for the
introduction of further measures to bolster the aims of the Plan
in promoting sustainable transport. There is a particular need
to improve opportunities for public transport operation and
measures to facilitate cycling and walking across the town and
linking in to nearby villages.

6.37. Public transport improvements will include better stops and
more information along with investigations of how to develop
better and more frequent local services.

6.38. The compact size of Buckingham offers potential for a high
level of trips to be made by bicycle or walking. A network of
routes will be developed extending onto the existing facilities.

6.39. As part of the Transport Strategy for Buckingham the Council
will require funding contributions where appropriate from
development proposals. These will be used to fund planned
transport improvements in the town as identified in the Local
Transport Plan (LTP) or other schemes in the town which
comply with LTP objectives.
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TOWNSCAPE AND DESIGN

6.40. The layout of the centre of Buckingham is based on its
historical pattern. While this is an integral part of the character
of the town, it has led to environmental problems and
vehicle/pedestrian conflict. In order to improve the environment
of the town centre, the Council has sought the implementation
of a programme of environmental enhancement, including
various forms of traffic restraint, pedestrianisation, repaving,
landscaping, creating attractive spaces and the provision of
complementary street furniture and lighting.

6.41. The Council has already carried out a number of schemes east
of the Old Gaol, in particular, on the Old Cattle Market Island
and the Bus Station. This programme is being continued with
proposals to improve the Bull Ring/Market Hill area in 1999.
Final phases will be implemented through the Plan period.

6.42. The Council, in conjunction with the County and Town
Councils, proposes to continue to bring forward the
development of the pedestrian priority area at Buckingham, to
improve the environment of the town centre for residents and
visitors alike.

BU.10 The Proposals Map identifies streets to be improved as
pedestrian priority areas.

Proposals for the development of sites adjacent to these areas
should have regard to the need to avoid interfering with
pedestrian access and movement by providing rear access and
off-street servicing, consistent with the conservation of the
historic environment.

RIVERSIDE AMENITY FACILITIES

6.43. Extensive areas of public open space have been provided
alongside the Great Ouse and a public riverside walk has been
created adjacent to the river. More informal recreational space
has been provided with the initial stages of the Portfields
development, together with a river bridge that connects large
housing areas directly to the town centre. Additional informal
open space will be provided in connection with the latter stages
of the Portfields development. Further sections of the riverside
walk joining and extending the existing footpath system are
planned to create pedestrian links across the town. The Council
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intends to prepare detailed guidance, on which public views will
be sought, for this riverside walk and related amenity areas.

BU.11 The Proposals Map indicates diagrammatic additions to the
Buckingham Riverside Walk. Details of this route and
associated amenity areas will be explained in Supplementary
Planning Guidance to be published by the Council.

Development schemes adjacent to the river, including those
submitted in accordance with policies BU.8 and BU.9, should
have regard to the guidance and avoid interrupting the
continuity of the footpath route. Proposals that are
incompatible with its alignment and associated planned
amenity areas may be refused.

In granting permission for the development of land adjacent to
the river the Council may impose conditions or seek obligations
intended to secure public accessibility alongside the river.
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