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The purpose of the Evidence Base is to provide background information to the
Buckingham Neighbourhood Plan
Introduction
What is a Neighbourhood Development Plan?
1.1 A “neighbourhood development plan” …… sets out policies (however expressed)
in relation to the development and use of land in ….. a particular neighbourhood
area.[ S. 38A(2) of the Planning and Compensation Act 2004 ]
“Neighbourhood planning will allow communities, both residents, employees and
business, to come together through a local parish council or neighbourhood forum
and say where they think new houses, businesses and shops should go – and what
they should look like.” [A Plain English guide to the Localism Act; November 2011,
Department of Communities and Local Government, p.15]
1.2 This new type of plan is part of the Government’s approach set out in the
Localism Act 2011 to bring planning decisions closer to local communities.
Buckingham is proud to have been a frontrunner in this new scheme. It forms part of
the overall strategy to promote “sustainable development”. [Resolution 42/187 of the
United Nations General Assembly defined sustainable development as meeting the
needs of the present without compromising the ability of future generations to meet
their own needs]. The UK Sustainable Development Strategy Securing the Future
set out five ‘guiding principles’ of sustainable development: living within the planet’s
environmental limits; ensuring a strong, healthy and just society; achieving a
sustainable economy; promoting good governance; and using sound science
responsibly.” [NPPF March 2012 DLG]
1.3 The key factor is that a Neighbourhood Development Plan should be written after
extensive consultation with the people of Buckingham and others with an interest in
the town. The Consultation Process has been documented on the Buckingham Town
Council’s website (www.buckingham-tc.gov.uk) and is collated in the Consultation
Statement Document.
1.4. The purpose of the Neighbourhood Development Plan is to provide a clear
vision for the future of Buckingham, and a strategy for the delivery of that vision.

How does the Buckingham Neighbourhood Plan fit into the Planning
Framework?
1.5 Neighbourhood Development Plans do not allow complete self-determination for
local communities. The Neighbourhood Development Plan must comply with the
National Planning Policy Framework and local plans. This is set out in the Localism
Evidence Base Summary Submission Version
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Act 2011. It was assumed that the Buckingham Neighbourhood Development Plan
[BNDP] would be produced alongside the new AVDC local plan, the Vale of
Aylesbury Plan [VAP]. VAP was, however, withdrawn in January, 2014. The BNDP,
although always in general conformity with VAP, was never dependent upon it and
the policies of the BNDP are supported by independent evidence. After careful
consideration it was felt that there was no need to await a new Local Plan. 1
Therefore the existing local plan consists of the saved policies and supplementary
policies of the AVDLP from 2004. Neighbourhood Development Plans must also
comply with European Union law and with Convention Rights as set out in the
Human Rights Act 1998.
1.6 The saved policies of AVDLP do not address the question of housing numbers.
Nevertheless, it was felt that the BNDP should continue to address and set housing
numbers and site allocations for these new homes as these are important issues to
the people of Buckingham. These have been calculated in conjunction with AVDC
post the withdrawal of VAP and are supported by evidence independent of VAP. 2
The BNDP sets the figure for new homes at 617 until 2031, with separate additional
provision for 400 new student rooms3, and a reserve allocation of up to 300
additional new homes to allow for flexibility if the future brings major changes in need
or market conditions.
1.7 The Buckingham Neighbourhood Plan allows the local people to decide where
the new homes and employment should go. Without this new scheme, as with
previous plans, AVDC would have compiled a plan and allocated where
development should take place.

1

There is no legal requirement for Neighbourhood Development Plan to be made under a recent Local Plan,
providing it is in general conformity with the existing Local Plan. A number of NDPs have progressed in this
situation, and the recent legal judgment of BDW Trading Ltd. V CW & C Borough Council [2014] EWHC 1470
(Admin) has supported this approach.
2

Although the housing figures have not changed with the withdrawal of VAP, the fact that part of the reasons

for the withdrawal was criticism of lack of consulation with neighbouring councils and that the housing figures
overall might not be appropriate as a result, the BNDP figures are maintained on the basis of sustainable
growth for the future and the existing permissions and completions at the time of publication and supported
by appropriate evidence, and have been reviewed before submission to reflect the latest information. See
under Housing Numbers for more detailed information.
3

See Homes and the University of Buckingham below for more detailed information about Buckingham's

particular situation as regards student housing and the general housing market. See also Housing Numbers for
supporting evidence for housing allocation numbers.
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Key Points
BNDP must be in line with national planning policy and local plans, and both
European Union law and conform to Convention Rights.
BNDP must provide for housing that meets NPPF requirement for positive planning
for sustainable development.
BNDP allows the people of Buckingham to decide where the new housing and
employment will be located.
About Buckingham
1.8 This section provides background facts about the town of Buckingham to inform
the Buckingham Neighbourhood Development Plan as follows:
·
·
·
·
·
·
·
·

Buckingham and its location
Living including population and housing
Working and shopping, including employment and working patterns and the
town centre
The University of Buckingham
Getting around, including travel by car, bus, on foot and by bike
Leisure and Well-Being, including social and community facilities
Environment and sustainability, including open space and areas of ecological
importance
Character of the built environment, including historical character.

Buckingham and its location
1.9 Buckingham is an historic market town situated in the north of the county of
Buckinghamshire. It is the second largest town in the district of Aylesbury Vale. It is
located sixteen miles north of Aylesbury, eight miles to the west of Milton Keynes
developed area, approximately seven miles from the closest border with
Northamptonshire, and approximately five miles to the closest border with
Oxfordshire, and eleven miles to the new Garden City of Bicester.4
1.10 Buckingham includes the suburbs of Page Hill, Mount Pleasant, Badgers,
Linden Village and the new development of Lace Hill. To the north the town adjoins
the parish of Maids Moreton, and although Buckingham provides many resources to
4

Please note that different distances are stated in the Aylesbury Vale District Council Buckingham Fact Pack,

instead these are locally accepted distances.
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the people of this parish, it is distinct and issues of coalescence are a concern. 5 In
fact, the town of Buckingham is a focal point for housing, employment, administrative
and community facilities in northern Aylesbury Vale.
1.11 Buckingham is a civil parish designated as a Town Council. The Town Council
area6 has two electoral wards and is situated within the authority areas of Aylesbury
Vale District Council and Buckinghamshire County Council and is part of the
Parliamentary constituency of Buckingham.
1.12 The people of Buckingham and their Town Council have always sought to
promote the development of Buckingham for the benefit of the residents; workers
and visitors.7
Living
1.13 Buckingham has a population of 12,043.8 The most common age group is that
of people aged between 45-64 (3,325 or 28%) (2001 - 2,388 or 21%) and then the
25-44 (2,963 or 25%) (2001 - 3,795 or 33%) age group.9 If these people remain in
Buckingham over the period covered by the BNDP, then it may impact on specific
housing needs for an older population and comparison with 2001 figures supports
the view that the population is ageing. What is also notable is the low percentage of
people aged between 16-24.10 Although this may be partly explained by a move
5

Maids Moreton is not part of the Buckingham Neighbourhood Development Plan by decision of Maids

Moreton Parish Council. There is likely to be a separate housing allocation made in the forthcoming AVLDP.
6

The Buckingham Town Council boundaries are not the same as the Buckingham Neighbourhood

Development Plan [BNDP] area. The original area of the BNDP was set as per parish boundaries; this was
approved by Aylesbury Vale District Council [AVDC] on 10th September, 2012. Following consultation
exercises, it was decided to apply to amend the boundaries of BNDP area to include small portions of two
neighbouring parishes - Radclive-cum-Chackmore and Gawcott with Lenborough. This was approved by AVDC
on 31st July, 2013. Following the decision of Radclive-cum-Chackmore Parish Council to withdraw its
th
previously given consent, the boundaries were changed again. This was approved by AVDC 25 June, 2014.
Due to an error at AVDC during the consultation stage of this process, the redesignation process had to run
th
again. The final approval was given on 25 November, 2014. For more details, please see Consultation
Statement and Condition Report.
7

In recent years see Buckingham Vision and Design 2001; Buckingham Plan 2009 – both available at

www.buckingham-tc.gov.uk
8

2011 Census; http://www.neighbourhood.statistics.gov.uk - AVDC use a figure of 12,212 in the Buckingham
Fact Pack [AVDC Vale of Aylesbury Plan Buckingham Fact Pack, July, 2011] derived from Office of National
Statistics Super Output area data of 2009. The 2001 Census figure was 12,512.
9

2011 Census as above in first brackets; 2001 Census equivalent figures in second brackets. In 2011 there were
1598 people 65 or over 13%; in 2001 there were 1348 or 12%.
10

2011 Census as above – 1722 aged between 16-24 – 14% of the total population; 2001 there were 1331 or
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away to pursue further or higher education, there is also concern that this may be
due to lack of employment or housing opportunities. This group may also include
some University of Buckingham students who are largely transient members of the
population.11 Currently the University has around 1000 students but future growth
plans from the University project an increase to 2000 within the time period of the
BNDP.12
1.14 Within a study of social groups the key findings showed that whilst there is a
reasonable amount of prosperity within the town – in Buckingham North Ward the
highest proportion is that of Secure Families,13 and in the Buckingham South Ward
59% are Flourishing Families14 – there are also areas of concern in that in
Buckingham North 15% of the population are classified as “Hard Pressed” – the
lowest grouping.15
Homes
1.15 Buckingham has a high percentage of owner occupiers (72%); of the remainder
there is a division between social (12%) and private renters (15%).16 In 2011 there
was a very small percentage of unoccupied or vacant household space, which
suggests little spare capacity in the current housing stock.17

12%; in 2011 under 16s numbered 2435 or 20%; in 2001 the same group numbered 1331 or 23%.
11

The 2011 Census was taken over the night of 27th March, 2011 and that fell outside of the University term
time. There would some students who remained in the town on that night as the vacation was only two weeks
in length. It should also be noted that the student population is not “typical” of student profile or age.
12

University of Buckingham Campus Development Framework Document, confirmed in meeting with the
th
University of Buckingham, 4 October 2013.
13

22% - Secure Families are defined as “younger white collar couples with mortgages, middle income home
owning areas, working families with mortgages and established home owning workers.” AVDC Buckingham
Fact Pack pp.14-18.
14

Defined as “affluent working families with mortgages, larger families in prosperous suburbs, well-off working
families with mortgages and well-off managers with detached houses”. AVDC Buckingham Fact Pack, as above.
15

Defined as “people on the lowest incomes, and unemployed” AVDC Buckingham Fact Pack as above.

16

2011 Census above; the remaining 1% are other forms of tenure. The percentage of owner occupiers in 2001
[taken from the AVDC Buckingham Fact Pack] was 78% and the rented sector was divided equally at 11%
between social and private sectors.
17

2011 Census – 4% were unoccupied household spaces. There was a very small percentage of same in 2001 –
see AVDC Buckingham Fact Pack above.
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(a) Affordable Housing
1.16 There is an unmet need for affordable housing, with 163 households on the
AVDC Waiting List in 2010, and the most recent figure of 143.18 The lack of provision
of affordable housing for local people was a strong concern expressed in
consultation. Data produced by Aylesbury Vale District Council suggests that to
afford a terraced house in Buckingham North as a first time buyer on a mortgage of
three-times your income requires an earning capacity of at least £45,000; in
Buckingham South an earning capacity of £40-45,000 is needed. A flat on the same
basis requires an income of £25,000 in Buckingham North; in Buckingham South
£20-25,000.19 This would also extend to the private rental market, where rental costs
are perceived to be high.20 The AVDC Housing and Economic Growth Assessment
[HEGA] 21 noted that in the Buckingham sub-market 42.9% of the population could
not afford market housing without subsidy; this was the highest percentage out of the
four sub-markets in the District. In 2007, AVDC increased the percentage of
affordable housing sought from 20-30% from the AVDLP, 2004 to 40%.22 However,
this has now been set aside as being based on SEP, and the new interim position
statement sets the guidance at 30% on developments of 25 dwellings or more, or
developments of 1ha or more.23 Winslow, the neighbouring town to Buckingham in
the North of the Vale, set out a requirement of 35% of affordable housing, and the
Steering Group is minded to follow this, not only as a result of Buckingham’s
evidenced need for affordable housing, but also add consistency to development
sites in the North of the Vale. This supported by the AVDC Report, VAP and CIL
Viability Study [September, 2012, Dixon Searle] which states that 35% (subject to
viability per individual site] is justifiable. AVDC have indicated that there would be no
objection in terms of conformity with its general policy.
The BNDP will seek the maximum percentage of affordable housing available under
the existing Local Plan policy at the time of the development being brought forward.
Applications for smaller developments are encouraged to consider the provision of
some level of affordable housing. There is clearly a need for Buckingham to seek the
maximum percentage available, given the above evidence.
18

AVDC Buckingham Fact Pack

19

AVDC Buckingham Fact Pack based on information as at May 2011.

20

Footnote 28 & text.

21

AVDC Housing and Economic Growth Assessment, 2011, G.L. Hearn at Fig.6.10.

22

AVDC Affordable Housing Strategy, 2007; AVDC Affordable Housing Supplementary Planning Document,
November 2007.
23

AVDC Affordable Housing Policy Interim Position Statement, June, 2014. It refers to the HEGA for the
suggested split of 81% socially rented houses and 19% intermediate.
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1.17 Due to the expansion of the University of Buckingham there has been an
increase in the cost of private rental accommodation,24
as students seek
accommodation within close proximity to the campus. This in turn increases pressure
on social housing, as many individuals are then priced out of the private sector.
During consultation this was an expressed concern. As the student profile of the
University of Buckingham students is often not typical in that many students are
within the mature student category, and/or from overseas countries, it is not
necessarily entirely solved by simply providing additional typical student
accommodation on the campus, although this would certainly improve the current
situation.25
1.18 Currently the University of Buckingham plans to develop around 400 more
rooms for students over the period covered by the BNDP.26 If the University does
continue to grow in line with its projected targets, there will still be a requirement for
housing from the town’s private sector. The AVDC HEGA, 2011 noted that the
expansion of the University could result in additional demand for market housing in
Buckingham in the short-term and drive rental growth in the private rental sector. 27
The effects of sudden expansion in the number of students can be seen in the
following locally collected data, documenting the scenario posited in the HEGA,
when it actually occurred.
1.19 The following table charts the effect of a sudden increase in student numbers at
the University at the beginning of 2012 on the private sector.28

24

Footnote 28 & text.

25

See BNDP Consultation Statement Document for comments to this effect.

26

University of Buckingham Campus Development Framework Document 2011. In a meeting with the

University of Buckingham towards the end of the consultation period [4th October, 2013 see Footnote 12
above] these figures were revised as a result of further fluctuations in the higher education sector, to 400
rooms with an expectation of fewer students on the campuses in Buckingham. This target was confirmed by
the University’s agents in the pre-submission consultation response – please see Consultation Statement.
27

28

See para.16.53
The private rental sector in Buckingham, Report prepared by Stephen Townsend of Chapter 1 [a Christian

charity helping vulnerable people]. For more information on Chapter 1 in Buckingham see
http://www.chapter1.org.uk/buckingham-information.
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Table 1
Location

Date

Difference
between
Housing
Allowance
and Average
Private Rent

Average
Rent

Availability of
Houses with
rent
within
Housing
Allowance

Change
between Jan &
March 2012 in
(1) column 1 &
(2) column 2

Buckingham

January
2012

£61 (£168)

£686
(£893)

0 (1)

(1) +£19(-£81)

(3 bedroom)

March
2012

£80 (£87)

£705
(£812)

0 (0)

(2) +£19(-£81)

Milton
Keynes

January
2012

£59 (£149)

£684
(£874)

5 (2)

(1) -£40(-£46)

2 bedroom

March
2012

£19 (£103)

£643
(£838)

4 (0)

(2) -£41(-£36)

January
2012

£34 (£76)

£684
(£876)

5 (10)

(1) -£13(-£46)

March
2012

£21 (£30)

£671
(£830)

33 (9)

(2) -£13(-£46)

2 bedroom

(3 bedroom)
Aylesbury
2 bedroom
(3 bedroom)

1.20 As the current student numbers cannot be housed on campus accommodation and this is ignoring the private housing stock owned by the University, and thus
removed from the general housing stock - there is considered to be underprovision
of campus accommodation. AVDC HEGA considered the Campus Framework
Document and estimated that if this planned growth took place an additional 450
students would need to be accommodated. This was calculated as a need for 150
houses. 29 It however assumed that the remaining additional 560 students would be
accommodated on campus. This would by the same method of calculation require an
additional 186 houses, making a total requirement of 336 houses. Allowing for the
fact that the model of 3 students in a three bedroom house, as used by AVDC
HEGA, may not reflect all students' requirements, and that more smaller units might
be occupied such as one and two bedroomed units, the BNDP makes the
assumption that around 400 dwellings would be accounted for 400 university units;
although this is not, as seen above, merely premised on a 1:1 calculation. It should
29

AVDC HEGA at para.16.54
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be noted that a 1:1 calculation would be permissible by central government definition
– “all student accommodation, whether it consists of communal halls of residence or
self-contained dwellings, and whether or not it is on campus, can be included
towards housing provision.”30
1.21 In addition, figures from AVDC in relation to exempt dwellings for the purposes
of Council Tax showed that in November 2011 there were 55 halls of residence and
124 houses occupied by full-time students; and in December 2012 there were 58
halls of residence and 269 houses occupied by full-time students.
(b) Houses in Multiple Occupation (HMOs)
1.22 This sudden and unplanned increase in houses in multiple occupation (HMOs)
also has an impact on issues such as parking as often houses were not designed to
accommodate the number of cars per household that his entails. There is high
incidence of car ownership amongst University of Buckingham students. It should be
noted however, that not all HMOs are occupied by students. The figures above
which show the financial requirements for property purchase and also the high costs
of rental within Buckingham make HMOs all the more likely for all sections of the
population.
1.23 Buckingham Town Council would like to be able to have more control over
HMOs. Legal powers are available but must be exercised by the Local Planning
Authority, in this case Aylesbury Vale District Council. There are two routes, one
through the planning system; and one through a licensing system under the Housing
Act 2004. Under the planning system, it is a permitted development - one that does
not require planning permission - to change use from a single household dwelling to
a small HMO.31 The Local Planning Authority does have powers to remove permitted
development rights by use of Article 4 powers. 32 This would mean that such
changes of use would require planning permission. To date Aylesbury Vale District
Council Cabinet has stated that it will not exercise this option.33 It is unfortunate that
the change in central government policy occurred just before the University of
Buckingham experienced a sudden growth in numbers, as it is now hard to obtain
30

30

https://www.gov.uk/definitions-of-general-housing-terms
The Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order

2010 S.I. 2010/2134 - change of use from C3 to C4 permitted development. A small HMO has 3-6 residents
constituting more than one household. A change of use to a larger HMO - one that consists of more than 6
persons - is a change to the sui generis category and does require planning permission.
31

Article 4 of the Town and Country Planning General Permitted Development Order 1995 S.I 1995/418.

33

Appendix B to Agenda for AVDC Council Meeting, 11th July, 2012 -http://www.aylesburyvaledc.gov.uk /
GetAsset.aspx?id=fAAxADEAMgA3ADUAfAB8AFQAcgB1AGUAfAB8ADAAfAA1
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figures on the number of HMOs in Buckingham.34 Under the Housing Act 2004
licensing system, Aylesbury Vale District Council can only require HMOs35 to hold
licences under certain specific circumstances. In turn, central government undertook
a policy decision in 2010 to lift planning constraints on small HMOs. As has been
noted the Buckingham Neighbourhood Development Plan must be in conformity with
these planning tiers and discretionary legal powers have been granted specifically to
Aylesbury Vale District Council. So whilst this remains a problem for Buckingham's
housing market and the private rental sector in particular when considered in light of
the table in paragraph 1.17 above, the way forward would appear to be through
supporting Aylesbury Vale District Council in monitoring and inspecting HMOs
through environmental health and health & safety powers. 36 As a five year project,
AVDC will now require the following HMOs to be licensed:


Houses (or flats) occupied in rooms or bedsits with some sharing, e.g. a
bathroom, WC or kitchen.



Houses (or flats) occupied by groups of people on a single contract, usually
students, friends or professionals. The group will have exclusive use of the
whole house for the period of the tenancy contract and share the facilities,
and it is usual for them to live much like a single household with sharing of
domestic arrangements and expenses.



Houses (or flats) occupied as hostels, with a degree of supervision or care –
often operated by charitable organizations but can be private companies. The
occupiers often have some vulnerability or they need supervision.



Houses where there are 3 or more occupiers (housemates / lodgers) who
share with the owner / landlord.



Houses converted into self contained flats where the conversion took place
before 1991 and works have not taken place to improve the house up to at
least the 1991 Building Regulation standards. If the house has more than
1/3rd of the flats rented out on shorthold tenancies (that is not occupied by the
owners) then it is a ‘section 257’ HMO. Only those HMOs where the
freeholder is in control of the whole property will require an additional HMO

34

Appendix B above puts forward the figure of 1 licensed HMO in Buckingham and a "number" of inquiries
about setting up HMOs this year and three complaints in connection with anti-social behaviour [para. 4.8]
35

Under the Housing Act 2004 s.55 a slightly different definition is used, in that mandatory licensing is
required for a HMO of more than three storeys, with at least five persons who constitute more than one
household; only if the Local Authority wishes and can demonstrate that the conditions in s.56 & s.57 are met,
can an area be designated which requires all HMOs to be licensed.
36

Housing Health & Safety Rating System - Housing Health and Safety Rating System (England) Regulations
2005 (SI 2005 No 3208) under powers in the Housing Act 2004.
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licence.
The Steering Group acknowledges this as significant progress in terms of licensing,
and it may also help reveal a better idea of numbers of HMOs within the town. Issues
of planning do still remain. In terms of neighbourhood planning there is not much
that can be undertaken directly. It is necessary, however, to bear in mind in terms of
overall planning that four and five bedroomed houses are not necessarily destined to
be traditional family homes. This would suggest caution in assuming that, for
instance, parking provision for two cars would be adequate, given that each unit
within a HMO may have at least one car, especially in a town such as Buckingham
(this is evidenced by the high instance of car-ownership amongst University of
Buckingham students).
In terms of possible reduction of HMOs via neighbourhood planning, it is hoped that
increased provision of desirable on-campus accommodation would help to remove a
significant proportion of university students from the HMO market.
1.24 The housing stock in 2011 (2001) provided 52% (52%) as semi-detached or
terraced houses or bungalows; 38% (39%) detached houses or bungalows; and 10%
(9%) as flats; maisonettes, caravans or temporary structures. In the consultation
process specific comments to the effect that no further flats should be built were
received. This may be partly a reaction to a particularly disliked recent development
in the town, but it may also be a concern that flats are much more likely to become
private rental stock.37 There was also a call for developers to consider how housing
stock impacts on people with limited mobility of all ages, and that greater variety and
numbers of suitable housing stock should be offered in any development, but in
particular bungalows, which might be capable of housing not just single persons or
couples, but also families. Looking to the future, the particular needs of an older
population will need to be considered given the trend identified above. 38 Currently
there are two private developments of retirement properties and four public sector
retirement properties.39 In addition there is a specialised unit in Bourton Road for
adults with learning disabilities run by the Fremantle Trust with referrals by
Buckinghamshire County Council. There are two blocks of charitable alms houses in
Buckingham.40

37

See 1.17 above. Comparable figures for percentage of housing stock as flats are 11% in the Aylesbury Vale
district and 21% in England overall.
38

See paragraph 1.13 above.

39

Public sector - Brooks Court [19 x 1 bedroom units]; Chandos Court [23 x studio/1 bedroom units]; Mary
McManus Drive [16 x 2 bedroom bungalows] & Northend Court [25 x 1 bedroom units]; Private sector - Paynes
Court [35 x 2 bedroom flats/cottages] & MacKenzie Close [32 x 2 bedroom flats/bungalows].
40

Christ’s Hospital, Market Hill, and Barton’s Hospital, Church Street. These are administered by Buckingham
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(c) General Housing Numbers & Mix
1.25 The definition of what can be included in the housing numbers is as follows:
“For dwelling stock data, unless specifically stated, the definition used follows the
Census’s definition applicable at that time” Important in relation to the Plan for
Buckingham is “Communal establishments, ie establishments providing managed
residential accommodation, are not counted in overall housing supply statistics
(however, all student accommodation, whether it consists of communal halls of
residence or self-contained dwellings, and whether or not it is on campus, can be
included towards the housing provision in local development plans). These cover
university and college student, hospital staff accommodation, hostels/homes,
hotels/holiday complexes, defence establishments (not married quarters) and
prisons.”41
1.26 With the overriding requirement of the NPPF of sustainable development, the
environmental needs (identified issues such as sewerage capacity and flooding both
river and surface water in Buckingham) as well economic needs (identified as
enhanced local employment and maintaining the vitality and vibrancy of the existing
town centre) have to be considered in the overall planning of housing numbers.
1.27 Opportunistic development in the absence of a Neighbourhood Development
Plan may well result in a large number of dwellings, perhaps unsuitable for projected
needs; without increased local employment opportunities or adequate facilities and
infrastructure for the increased population. Whilst the argument can be made that
infrastructure can be provided alongside development and in fact is dependent on
such, it was still felt that an overriding concern was the growth of local employment.
This has underpinned both the consideration of housing numbers and also the
phasing of residential development.
1.28 The University residence allocation will accommodate many of the students
who are currently housed within the private rental sector. If a significant number of
students return to campus for their housing needs, the local rental market may readjust in price as demand adjusts. Potentially this will assist some of those now
seeking affordable or social housing to re-enter the private sector, and perhaps
encourage the retention of the 16-24 age group within the town's demographics. The
allocation for residential accommodation is predicated upon the University's own
growth figures.
1.29 The identified need for other forms of housing such as that designed for later
living, and more flexible forms of housing such as bungalows for choice and also of
General Charities. http://www.buckinghamgeneralcharities.org.uk/
41

Definitions by Central Government https://www.gov.uk/definitions-of-general-housing-terms
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necessity for persons with restricted mobility living solely or with others 42 is provided
for in the ability to specify a housing mix within a development. It will allow flexibility
when detailed proposals are received. In addition, provision for self-build homes may
also add to this flexibility. Self-build is only indicated on one site in the BNDP but this
should not preclude other proposals for other sites being brought forward at
development, as HP4 providing for a diverse housing mix would allow such flexibility,
should there be a local demand for this form of housing provision.
1.30 With all of the above information in mind, including the original working figures
from the withdrawn VAP allocation, the Steering Group considered whether to drop
the housing number allocations from the BNDP, or whether to scrutinise the figures
against different independent assessments of projected housing supply. Given the
above evidence obtained during initial planning and consultation, it was felt to be
imperative to all the aims of the BNDP to retain specific housing figures to support
and phase the sustainable development of our historic market town. To do otherwise
would potentially allow sudden overdevelopment which would put heavy pressures
on infrastructure such as sewerage capacity and flood prevention, but essentially not
be supported by increased employment opportunities. The priority was to prevent
Buckingham being fated to be a dormitory town and losing the economic vitality and
vibrancy of an historic market town serving the North Buckinghamshire area.
1.31 Although the AVDC Core Strategy and the South East Plan [SEP] have been
withdrawn, the figures that they provided were a useful basis for testing the BNDP
figures. The calculations made in these withdrawn documents were ultimately
abandoned as being too optimistic in light of the economic downturn. If the current
apparent recovery is maintained, then the figures may once again be a realistic basis
for sustainable development.
1.32 AVDC has decided to adopt DCLG figures and have rejected SEP figures as
being premised on out-of-date data.43 In light of the requirement to be in general
conformity with the Local Planning Authority, these figures have been adopted to test
42

It was stressed in public consultation that it is not just older people who wish or need to live in bungalows;
that said it is noted that Buckingham is an ageing population and this will become a significant issue during the
Plan period.
43

Aylesbury Vale District Council ‐ Five year housing land supply position statement, January 2014 para. SEP
figures were used in the AVDC Core Strategy, June 2009 [now withdrawn]. At para.2.2.2, 4,700 homes were
allocated to Rest of District, which included Buckingham. From this, Buckingham was allocated 60% of this;
equating to 2.820 homes, which was adjusted to 2000 for existing committed development from 2006 to 2009
(AVDC Core Strategy CS1 Table 2 on p.20). The figures that might result from using this basis are not
significantly higher, and are accommodated if the BNDP reserve figure is utilised. It should also be noted that
the AVDC HEGA at para.2.16 stated that the figures allocated to the District represented one of the highest
ratios of proposed growth, at 1.9% per annum, in the South East - only Milton Keynes, Ashford and Dartford
had higher targets of housing growth than Aylesbury Vale (in relation to existing housing stock).
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the BNDP housing allocation numbers.
The figures on which the pre-submission version was premised were the previous
DCLG figures set a target number of new dwellings of 9880 for the period 20112021. For simplicity, this figure was doubled to cover the additional period of the Plan
to 2031; resulting in a figure of 19,760 for 2011-2031.
The then AVDC advocated 3% vacancy rate was factored in.44 This added 593
additional homes; taking the total to 20,353. In addition, the NPPF required a
minimum of a 5% buffer, which would result in an additional 1018 houses. (this was
a mistaken assumption as it turns out as it only applies to five-year supply
calculations).45 This brought the total amount to 21,371 houses across Aylesbury
Vale District by 2031.
1.33 The question was then what percentage of this figure would be a justifiable
allocation to make to Buckingham itself. Over the last twenty years Buckingham has
supplied an average of 8.8% of the completions each year for the District. 46 It was
also noted that the withdrawn Core Strategy would have allocated 10.5% of the
AVDC’s allocation to Buckingham. It was suggested that a reasonable percentage
would be approximately halfway at 9.5%.
Applying this to the total above results in a figure of 2030 homes over the period
2011-2031.
Then an adjustment is necessary to account for completion and permissions granted
since the start of the Plan period. This is a figure of 1,138 see Table 2 below.
Table 2
Site

Committed
number
dwellings
Road 82

Moreton
Phase 1
Candleford

of

103

44

AVDC position statement above; the 2001 census results gave a figure of around 2% for Buckingham, and
the 2011 census a figure of around 4%, so with general smoothing 3% seems a correct adjustment.
45

AVDC position statement above as to why AVDC can use 5% under NPPF. NPPF require a 20% buffer where
there has been a persistent undersupply. In terms of Buckingham, the Rest of District of which Buckingham
forms a part, has had a consistent showing of oversupply in the AVDC Land Supply figures- in AVDC Housing
st
st
Land Supply September, 2011 the Rest of District and a supply of 200.6% from 1 April 2011-31 March 2016 &
st
st
191.6% from 1 April 2012-31 March 2017 based on SEP figures.
46

Figures from AVDC Housing Completions by Parish – From April, 1991 until March 2013 there were 1467
completions within Buckingham, and 16, 527 overall in the Vale.
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Court
Market Hill
Lace Hill
Tingewick Road
Moreton Road –
Phase 2
Station Road
Fleece Yard
Verdun,
Western Ave
The Villas
7 High Street
Church Street
Squirrels Way
West Street
Prebend House
Nelson Street
Castle Street
Garden House
Whitmill’s Oak
Meadway
Avenue Lodge
Burleigh Piece
Saleroom
Moreton Road
Total

49
700
89
80
4
8
3
2
-1
2
1
1
1
1
4
-1
-1
1
1
1
8
1,138 Dwellings

The resulting number is 892 homes. This is met by the 617 general housing stock
numbers, in addition to the 400 student housing units. 47 In addition there is the 300
reserve number.
Table 3
DCLG Figure for Aylesbury Vale District 9880
Council for 2011-2021
Adjusted figure for 2011-2031

9880x2=19,760

AVDC suggested vacancy rate of 3%

3% of 19,760 = 593

Adjusted total

20, 353

47

See University of Buckingham and housing in general on this point.
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NPPF 5% buffer

5% of 20, 353 = 1018

Further adjusted total

21, 371

Buckingham allocation of 9.5%

9.5% of 21, 371 = 2030

Buckingham
completions
permissions since 2011

and 1,138

Final Adjusted total of housing to be 892
supplied by 2031

As a result of the newly-released DCLG figures and comments made during the presubmission consultation, a new calculation was undertaken for the submission
version. The new DCLG figures projected a 19,000 dwelling growth from 2011-2031
[DCLG, 2015 – Table 406 27/2/15]. AVDC also commented that the vacancy rate
was now set at 3.8%; that the updated completions number was now 1158 and that
the 5% buffer calculation was not required. In light of comments from various
developers that 9.5% allocation was not realistic [not necessarily accepted by the
Steering Group] it was decided to test at 10.5% the allocation percentage made by
SEP; higher rates suggested by developers were not accepted. The resulting
calculation is set out in Table 4
Table 4
DCLG figures for Aylesbury Vale for 19,000
2011-2031
Vacancy Rate of 3.8% : 3.8% of 19,000

722

Adjusted total

19,722

Buckingham allocation at 10.5% :10.5% 2071
of 19,722
Completions and commitments

1158

Resulting outstanding requirement for 913
2011-2031

The total allocation of 1017 residential units will still comfortably deliver this, without
resort to the reserve allocation. Therefore, it was not felt necessary to consult again,
as this change was not felt to be material.
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1.34 The NPPF requires delivery of “ a wide choice of high quality homes, widen
opportunities for home ownership and create sustainable, inclusive and mixed
communities” 48 with a “presumption in favour of sustainable development, which
should be seen as a golden thread running through both plan-making and decisiontaking.” 49 Local Plans are required to meet “objectively assessed needs, with
sufficient flexibility to adapt to rapid change.” 50 Whilst the BNDP is not a Local Plan
per se, it undertakes to set housing numbers, employment development and site
allocations, and therefore it must adhere to these principles.
(d) Reserve Housing Figure

1.35 A contingency figure of 300 homes had been part of the consultation process.
This was designed to provide flexibility in light of the increased uncertainty of the
VAP numbers as the process developed, and also to wed requirements of positive
planning for sustainable growth, as required by NPPF, with local concerns about
significant additional houses after a period of very rapid growth for Buckingham.
These figures, along with associated allocated site, would look forward to
Buckingham's next phase of development and would provide a bridge to the next
Plan period (post 2031). If the planned economic and employment is exceeded, then
this preferred site would usher in the next stage in Buckingham's planned
development.
The figure of 300 represents the anticipated yield from the reserve site, but also
provides a comfortable margin to accommodate exceptional economic growth, or for
the failure of an allocated site to be delivered as planned. This figure would
represent a further 14.5% growth over the 2031 home figure calculated under the
most recent DCLG figures. 2071 homes from 2011 to 2031, with a base figure of
4950 existing homes in 2011 would give a growth rate of 42% - which is higher than
the DCLG predicted growth of 32% for Aylesbury Vale.
The reasons for not bringing these houses forward immediately are concerned with
those relating to the policy of housing development phasing below.
(e) Housing Development Phasing
1.36 In planning for a high level of development, it is necessary to ensure that
residential development keeps pace with local employment opportunities,
infrastructure, such as sewerage systems and surface water drainage provision, and
48

49

50

Paragraph 50 of NPPF
Paragraph 14 of the NPPF.
Paragraph 14 of the NPPF.
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services.
The Steering Group's other priority is to ensure local employment is enhanced and
that local retail trade is maintained and enhanced. In addition, a major concern
throughout public consultation, sewerage capacity has frequently been raised.
The continuous growth rate of Buckingham can also be demonstrated by the table
of completions as well as demonstrating a regular supply of housing.
Table 5
AVDC
Housing
Completions51
Year End

Mar
92

No.
of 33
completions

Year End

Mar
03

No.
of 5
completions

Mar
93

Mar
94

Mar
95

Mar
96

Mar
97

Mar
98

Mar
99

Mar
00

Mar
01

Mar
02

139

7

28

133

107

54

23

137

141

128

Mar
04

Mar
05

Mar
06

Mar
07

Mar
08

Mar
09

Mar
10

Mar
11

Mar
12

Mar
13

38

58

21

30

25

26

29

109

142

54

This is a major expansion to absorb and retain the identity and cohesion of an
historic market town.
1.37 For the reasons elaborated upon in the next section, Buckingham Town Council
believes that it is necessary to prioritise employment development in the first part of
the Plan period. This will allow for infrastructure development to catch up with
population increases before further residential development takes place.
In relation to the particular phasing requirement for the University campus
accommodation, this states that the University must plan to develop teaching
expansion concurrently with appropriate on campus accommodation. This is
51

AVDC Housing Completions by Parish, AVDC.
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necessary to prevent recurrence of the disruptive spikes in demand in the private
rental sector, with the documented consequences.
1.38 The housing supply figures prepared by AVDC have shown that Rest of District
area of AVDC, which includes Buckingham and Winslow have regularly offered
significant overprovision in Housing Supply terms.
1.39 There is no concern that the potential sites available within Buckingham can
meet the required numbers, but that does not mean that all sites must or should be
developed. It is felt that this is the essence of Neighbourhood Development Plans that the correct choices are made to aid sustainable development for each individual
community, identified and supported by current and projected needs. The idea that
all sites must be developed, as was essentially suggested by one developer during
consultation, is not the interpretation of sustainable development combined with
localism that the Steering Group chooses, as it does little to support local people's
choices. The BNDP instead seeks to marry a positive approach to development to
the particular needs of Buckingham, identified as improved local employment
opportunities and support for and development of, the current town centre and its
character as an historic market town.
1.40 With these concerns and objectives in mind, it is sought to phase new major
development over the twenty years of the Plan period with the initial emphasis on the
development of employment sites. This is justified by the current major development
of Lace Hill with up to 700 new homes on the edge of Buckingham, which is not yet
completed and which has still to be assimilated into the community, as well as issues
in relation to infrastructure such as sewerage capacity and surface water drainage
throughout Buckingham.
1.41 Sewerage Capacity is a major issue. The last major development required a
separate s.106 agreement to make the necessary adjustments. Whilst larger
developments may be accommodated by agreements between developers and the
sewerage undertaker, it would not be able to deal with incremental development,
which will continue to push the system over headroom capacity.
The Water-Cycle evidence for the Vale of Aylesbury Plan, [Halcrow, September,
2012] used a growth projection of between 750 and 1500 houses over the period of
2011-2031, in addition to the then committed development. The proposed
development under this Plan would undoubtedly place the analysis at the upper end
of the findings.
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“The existing wastewater network is primarily a combined system with a
number of combined sewer overflows and some properties that are subject to
foul flooding. There are small areas that are separately sewered on the
periphery of the urban extent. The existence of current service problems
indicates that there are areas of the network that are under capacity. Any new
development upstream of combined sewer overflows or properties at risk of
foul flooding could have a negative impact on the network.
However, Anglian Water do not consider that wastewater network capacity
should be a material strategic planning decision at this stage, and consider that
there are infrastructure and management options that could be implemented for
the scale of development being tested within the likely delivery programme for
a development of the scale identified. Where additional infrastructure is
required, it will need to be provided through the developer requisition process,
and the typical timeframe for delivery of wastewater network infrastructure
through the requisition process is 12 to 24 months.
New developments must be separately sewered, with surface water not being
discharged into the combined or foul system. The Flood and Water
Management Act contains a provision making the right to connect to public
surface water sewer conditional on the drainage system being approved by the
SAB. Therefore any redevelopment must ensure an appropriate destination for
discharge of surface water. This will need to be considered in the development
Flood risk assessment and drainage strategy discussed above.” [para.8.1.1
above]

In addition, Anglian Water provided the following comment as regards sewerage at
previous pre-submission consultation:
“Sewerage Network
The foul flows from future growth will have an impact on the existing foul
sewerage network. The foul infrastructure requirements will be dependant on
the location, size and phasing of the development. All sites will require a local
connection to the existing sewerage network which may include network
upgrades. Upgrades will be funded through the provisions of the Water
Industry Act 1991and may require contribution from the developer and will not
be required to form part of the CIL/section 106 provisions. We would want
policy and any planning consent to include a condition to clearly state that a
foul drainage solution will need to be identified and implemented prior to
occupation.”
The overall assessment of the 2012 Halcrow Report at either end of development
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rates was to place the area into the red category. This takes into account that not
only does the system cover Buckingham and Maids Moreton as the Buckingham
sub-area, but also covers Akeley, Gawcott, Thornborough, & Tingewick. The
Conclusion for this grouping states:
“There is no consented capacity at the WwTw beyond the delivery or existing
commitments, and agreement will need to be reached with the Environment
Agency that the growth is acceptable within environmental limits and that the
proposed consent standards modelled by this project are acceptable.
Development will then need to be phased to allow additional
wastewater.”[Conclusions and Recommendations, 2012 Halcrow Report, above]
Red category means:
“Major infrastructure extensions required to be delivered through business
planning process. At least 5 years required to plan, fund and deliver
infrastructure” [para.6.1.6, Halcrow Report, above]
In the third Pre-Submission Consultation, the Environment Agency expressed
support for policy I10, thus acknowledging the existing problem of capacity.
Therefore it is felt that residential development should be phased, as this is
likely to have the greatest impact on capacity.
Anglian Water in its comments at the third pre-submission added support to this,
stating clearly that there is no capacity at the Buckingham Water Recycling
Centre for the proposed scale of the developments. HP6 was amended to reflect
these comments.

1.42 This phasing applies to developments of over 10 dwellings and as such would
not affect discrete windfall developments of under 10 dwellings. Although such
developments will be subject to sewage undertakings.
1.43 The phasing policy will allow for significant changes in circumstances, such as
the arrival of a major employer, where existing development does not meet
immediate needs subject again to sewage undertakings being in place.
1.44 There is a separate phasing requirement for the University linking a requirement
to provide adequate on-campus student accommodation with planned teaching
expansion. The University is a highly valued asset to Buckingham. Its cultural and
economic contributions are highly regarded, but it is urged not to expect the local
housing market to bear the consequences of rapid expansion, especially in such a
relatively small town.
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Working & Shopping
1.45 In 2011 74% of the population aged 16-74 was economically active.52 The area
contains a good proportion of workers educated to degree equivalent or above. 53 Of
the same age group the highest percentage (48%) were employed in managerial and
professional occupations.54
1.46 In 2011 only 3.6% [2.7% in 2001] of the population travelled to work by public
transport and 8.8% [9.7%] went by foot or bicycle; 51% [51%] travelled by car.55
1.47 Within Buckingham there are a number of employment sectors. AVDC calculate
that in 2008 there were 143 businesses in Buckingham on 10 sites; 56 more recent
figures from 2012 place this at 164 in the town centre alone. 57 The main employment
areas and businesses in the BNDP area are Buckingham Industrial Park (B1 & B2);
Tingewick Road Industrial Park (B1); Swan Business Park (B2); High Acre Farm
(Gawcott Road/A421); Bourton Business Park; Wipac; The University of Buckingham
and the five schools within the BNDP area; & Natco, as well as the retail sector,
including the retail park on the by-pass. Thus the key areas of employment are
manufacturing, wholesale/retail; real estate/property & education.
1.48 The AVDC HEGA identified that small to medium concerns were the major
employers in the North of the Vale.58
1.49 The Tingewick Road Industrial Park has been identified as potentially not
52

27.3% of the population were economically inactive of which 2.9% were unemployed; 2011 Census as
above.
53

2011 Census as above - using the base figure of 9720 workers, 3253 were educated to Level 4 [degree
equivalent or above] which amounts to 33%.
52

2011 Census as above - this is a combination of 29% in lower managerial, administrative and professional
occupations and 19% in higher managerial, administrative and professional occupations. The rest breaks down
as follows:- 17.7% semi-routine and routine occupations; 10% intermediate occupations; 8.2% lower
supervisory and technical occupations; 11% small employers and own account workers; 1.8% never worked or
long-term unemployed..
55

Car also includes passengers, taxi, van or motorcycle - 2011 Census as above; 5% [7.2%] work from home or
use other methods of transport.
56

AVDC Employment Land Study 2008 Appendix 2 – Taken from AVDC Fact Pack.

57

AMT-I Market Town Benchmarking Buckingham 2012 Report December 2012 at p.11 [hence forth AMT
Report].
58

AVDC HEGA, 2011, figure 4.30 p.66; 11% employed in concerns with 200+ employees; 25% with 50-199
employees; 29% in concerns with 11-49 employees; 35% in concerns with 1-10 employees. The 2011 census
also shows 13% of the economically active residents of Buckingham are self-employed.
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meeting current or projected future needs.59 In fact part of this land now holds
planning permission for residential dwellings and the industrial units have been
demolished.60 In addition, land has been lost at the old Hartridge site on Tingewick
Road. This site will now be used by the University of Buckingham as an educational
site for the new medical school, which removes it from employment to educational
use [albeit that there may be some jobs created] with a loss of 2.44ha. So in total
there has been a loss of some 14.32 ha, which the Steering Group wish to see
replaced. It is felt that replacing this land as well as providing new land for
employment complies with the NPPF desire for planning for economic growth
specifically set out in para.21 of that document.
1.50 Office space – there is very little specific data in relation to office space in
Buckingham.61 There is little purpose built provision in the town centre. Use is made
of space above retail premises, and some retail units have had change of use
granted to office function. Some offices have sought to relocate to industrial
premises, but others are apparently happy with town centre location and provision. It
may be possible to encourage future development in the town centre as mixed use
particularly as regards retail, with perhaps office space above. During consultation
interest was expressed in the idea of start-up hub of flexible business
accommodation.
1.51 The Aylesbury Vale Employment Land Review Update recommended an
allocation of 6.5 hectares of land for employment as suitable to support the on-going
development of the town’s economy.62 The report stated the strengths Buckingham
had as a location to support this growth as “the town’s location astride an important
transport corridor and its status as the largest town in the north of the Vale; the
higher-value manufacturing/ engineering focus in the North of the Vale and within the
town’s economy; the presence of the University which can help to support innovation
and the skills base and contributes to the town’s attractiveness for business
investment; limited vacancy or further development potential within the town’s
59

Aylesbury Vale Employment Land Study 2008 para.5.20 “There is limited demand for the large units
currently on site. Consideration should be given to its possible redevelopment, including new employment
space more suited to the local market and particularly smaller units. Dependent on market viability, any
redevelopment may include all, most or part of the site.” This was largely repeated in the Aylesbury Vale
Employment Land Review Update G.L. Hearn September 2012, at para.7.110 the site was noted as 8.2
hectares.
60

Planning Application 13/03139/ADP.

61

Aylesbury Vale Employment Land Study 2008 is divided between provision in Aylesbury itself and the rest of
the Vale, and therefore specific information to Buckingham is not available. The same is true of the 2012
update above.
62

Aylesbury Vale Employment Land Review, 2012 as above at para. 8.41.
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existing employment sites; and the potential allocation of additional housing
development (of potentially 700-1000 homes).”63 As has been seen from the housing
numbers calculations above, the forecast of future homes will be around double the
figure used in the report. This would amount to an estimated 13 ha [double the
original number] of new employment land required. In addition, there is the 14.32 ha
lost at Tingewick Road; resulting a requirement of around 28 ha.
1.52 Although lying outside of the BNDP area, the Silverstone Circuit represents a
major economic presence within close proximity. It hosts the Formula One British
Grand Prix as well as many other motorsport events throughout the year. In addition
it has created a highly-skilled group of associated motor industry companies,
collectively known as “Motor Sport Valley” a high performance engineering sector
which is seen as a key asset to the U.K. economy [as noted at p.5 in the AVDC
Employment Land Review]. Buckingham benefits from its proximity to the circuit in
relation to tourism provision for the various events, most notably the Formula One
Grand Prix. The Circuit also has a development plan (Silverstone Masterplan) which
runs contemporaneously with the BNDP. The Masterplan predicts the development
will create 8,400 permanent jobs overall.64 This however will also be an employment
destination for residents in South Northants District Council and Cherwell District
Council as well, which border the site. There is also the issue of poor roads between
Buckingham and Silverstone, particularly via Dadford which may deter potential
employees travelling to the new employment park.
In addition, Buckingham lies between Milton Keynes and Bicester Garden City, two
notable growth areas in the country which may add to its attractiveness as a location,
especially if rental and land cost were lower; although that would be a decision for
landowners and developers.
Winslow lies to the south where the new East/West Rail Link will have a station. The
allocated sites in the Plan lie towards Winslow. In the Winslow Neighbourhood
Development Plan only 1.5h are provided for various B class uses. Both Buckingham
and Winslow provide a focus for surrounding villages in the North of the Vale,
including employment. Buckingham wishes to ensure that there is adequate
employment for the new development in the Buckingham Neighbourhood
Development Area, whilst allowing for some employment capacity for residents of
neighbouring villages, including any new residential developments cited therein.
Currently there is a planning proposal for 400 new homes on one site in Maids
Moreton alone.
63

Aylesbury Vale Employment Land Review Update, 2012 at paragraph 8.40; AVDC HEGA at para.3.52 notes
that 10% of the population of Steeple Claydon travel to Buckingham to work.
64

Silverstone Masterplan – 4,800 jobs are predicted to be new to the area, in addition there will be around
500 construction jobs per annum. A Business Park, Technology Park, Education Campus and three hotels, as
well as ancillary developments are planned.
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1.53 It has been a recurring concern about adequate employment provision to
prevent Buckingham becoming simply a dormitory town. There is already evidence
that many residents move to Buckingham whilst working in other parts of the area.65
1.54 Increased employment may help to retain the 16-24 age group within
Buckingham.
1.55 The employment interests are represented by two Local Enterprise
Partnerships; Thames Valley and South East Midlands.
1.56 Actual calculation of job numbers is problematic. AVDC HEGA expressed the
view that SEP produced a somewhat crude basis of 1:1 home to job ratio. The
Steering Group would wish to aim for a higher rate of employment to homes. It is felt
that such a calculation will not now address the question of adult children still living in
the family home requiring employment, as well as the fact that many households
may need 1.5 to 2 jobs to afford housing in the Area. In addition, some “family”
homes will be used as HMOs. Deductions are appropriate for retired persons,
although people will be working for longer in the future, due to the adjustment in
pension age; and for other persons not economically active
1.57 As to employment land use, concern was expressed during consultation about
large warehousing/distribution operations being developed in Buckingham – that is
B8 usage. In addition it is noted that the AVDC HEGA stated it did not seem that
Buckingham, and in fact the District would generally be a suitable site. 66 This indeed
was one of the expressed issues of concern at consultation, that the existing roads
network around Buckingham was already congested, especially at peak times, and
that distribution traffic would only add to this. The employment density for B8 is also
low, producing relatively few jobs for a larger use of employment land.67 As a result it
would be the least favoured usage for any of the employment sites, whilst still
recognising the need to plan positively.

65

AVDC HEGA, 2011 para.3.76 and para.5.62

66

AVDC HEGA, 2011 at para.4.119 “In contrast to the findings of the Roger Tym Study in 2008, we consider the
transport links to Aylesbury Vale (particularly the highways network) and its relationship to large employment
centres such as Milton Keynes and Hemel Hempstead on the M1 corridor mean that the District is not a
location in which the market would typically look to provide large warehouses/distribution sites.”
67

nd

Employment Densities (2 ed.) 2010, Homes and Communities Agency, B8 produces between 1FTE per 7080 m2; only non-food superstores/retail warehouses and cinemas produce fewer jobs per square metre. This is
an average and there are variations within each grouping.
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Tourism
1.58 Buckingham is in a strong geographical position to develop further its tourism
role with the proximity to Stowe Landscape Gardens; the Silverstone Circuit;
Towcester racecourse; Bicester Village; & Oxford and the Cotswolds. Buckingham
itself has much to offer, with The Old Gaol Museum;68 Chantry Chapel; the church of
St Peter and St Paul; markets and an interesting mix of independent shops. Any
future development of the area around St Rumbold’s Well69 and the arm of the
Grand Union Canal will enhance its appeal. The work of the Buckingham Canal
Society in revitalising the Buckingham Arm of this canal has seen a recent milestone
with the re-watering of a stretch of the canal.70 There is much potential for future
long-term leisure and tourist development in particular. A coach park has been
designated in an area to the south of the by-pass off the A413 with the aim of
attracting holiday companies to use Buckingham as a rest stop. Buckingham has a
thriving tourist information centre located at the Old Gaol. Buckingham offers four
hotels and a few bed and breakfasts.71 One possible tourist amenity that may be
lacking is a touring caravan site.72
Retail
1.59 Buckingham is identified as the main economic hub in the northern Aylesbury
Vale and provides employment and services to the residents of a number of
surrounding smaller villages. In 2009 The Aylesbury Vale Retail Survey Update
identified that Buckingham had the following mix of convenience, comparison and
service uses.

68

The Old Gaol Museum has a unique exhibition on the life of author, Flora Thompson.

69

The Buckingham Society has produced two specific pamphlets on this ancient monument site and the saint’s
connection with the town - http://buckinghamsociety.org.uk/ but it is generally acknowledged that more could
be done to enhance this feature for residents and visitors alike. The Buckingham Society has produced a
number of walking trails pamphlets for the benefit of residents and visitors alike.
70

More information can be found at http://www.buckinghamcanal.org.uk/

71

The Villiers Hotel & the White Hart Hotel in the town centre; and the Best Western Buckingham Hotel & a
Travelodge on the by-pass.
72

This was mentioned during the consultation process and highlighted in the Buckingham Plan 2009.
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Table 6
Comparison
Retail Floor
Space

Convenience
Retail Floor
Space

Service Floor
Space

Vacant Floor
Space

Buckingham

38.71%

18.94%

31.31%

10.55%

National

49.58%

17.23%

21.99%

10.17%

Convenience Retail Floor Space - Shops selling food and non-alcoholic drinks;
tobacco; alcohol; newspapers and magazines; non-durable household goods.
Comparison Retail Floor Space - Shops selling items such as books; clothing and
footwear; furniture, floor coverings and household textiles; audio-visual equipment
and other durable goods; hardware and DIY supplies; chemists goods; jewellery;
watches and clocks; bicycles; recreational and miscellaneous goods; hairdressing.

1.60 In relation to vacant units, Buckingham appears much better with a vacancy
rate used by AVDC in 2009 of 6.56% against 11.72% nationally. In 2012 the AMT
Report put the vacancy rate at 4% which was “lower than the ‘National’ and
‘Typology 4’ towns’ figures and 8% less than the Regional average. It must be noted
that in September 2011, the Local Data Company reported that the vacancy rate in
all town centres in England was 14.5%” at p.15. data extracted from the table.
1.61 In 2012 a commissioned report for Buckingham provided the following analysis
of A1 use retail:73
Table 7
Buckingham
%

South
East
Small Towns
%

National
Small Towns
%

Typology 4%

Comparison

68

57

60

61

Convenience

32

43

40

39

The Report notes that a balance of two thirds comparison to one third convenience
A1 retail has been the benchmark of a “healthy” town centre.74
73

74

AMT Report p.13.
AMT Report p.13
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1.62 The service units have a significant number of estate agents and hairdressers,
as well as banks, public houses, restaurants and takeaways. Within the comparison
sector the survey referred to a limited range of goods.75 It also noted that the
convenience retail aside from Waitrose is either specialised or top-up shopping.76
1.63 In addition Buckingham has two weekly markets on Tuesdays and Saturdays,
as well as a flea market on Saturdays. These markets are run by Buckingham Town
Council. The main market traders pay by pitch size, so there is no set number of
stalls to determine occupancy rates easily. The Saturday market currently trades at
capacity.77 The AMT Report notes that markets can provide a means of business
set-up in addition to increasing the diversity and choice available to consumers. 78
The markets are an integral part of Buckingham’s identity.79 Sadly the Buckingham
Swan Market which operated on Saturday mornings, selling locally made/grown
produce has closed80 A recent innovation has been the monthly local Artisan Food
Markets, held on Sundays, which provide a forum for small businesses to increase
their sales and presence. Buckingham attracts occasional visiting Continental
Markets. The Buckingham Community Centre is regularly used by travelling retailers
who trade for the day from the Centre.
1.64 Buckingham has a significant number of independent retailers and service
providers. This is viewed as a major asset to the town’s attraction. Although the town
does have a number of “key” retailers81 there is a pride in the number of small
independent traders, and it is felt that this adds a unique character to the town
centre.82 It is also true that the change of use of even one shop can have a more
75

The AVDC Retail Survey Update 2009 para.4.24

76

The AVDC Retail Survey Update 2009 para.4.25

77

The AMT Report p.16 provides comparative data based on number of traders which sets Buckingham at
below the comparators, but whilst interesting does not reflect the differences in the way in which markets can
be run i.e. set number of stalls v stalls rented by pitch size, which may determine the number of traders.
78

AMT Report at p.16.

79

There is a Saturday Market Bus from various Buckingham villages [Route 135] which allows villagers to visit
Buckingham for the market and other shopping. The Westbury to Buckingham route 134 runs only on
Tuesdays – the other market day. Thus the Buckingham Markets serve smaller communities within the area.
80

It was operated by a community interest company, and was a consortium co-operative.

81

Key Attractors are identified by Experian Goad in the Goad Report for Buckingham and are used in the AMT
Report – in Buckingham “key” attractors would be Boots, W.H. Smith, Tesco, & Waitrose. A “multiple” trade
under the same system would have a countrywide presence and be a well-known household name.
82

Therefore there would not be any concern about the under representation of major retailers identified in
the Goad Centre Report for Buckingham used in the AVDC Retail Survey Update 2009 para.4.26 In the AMT
Report, 75% of A1 retail was classified as independent. At KP1 3 p.14 of the AMT report, it was noted that “a
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significant impact on the “offer” of the town than might be the case in larger town
centres. This is why the Steering Group wish to uphold the saved policies of the
AVDLP, BU 6, & 7 to support the retail frontages and to add further frontage as the
Town Centre now faces much more competition from out of town shopping than in
2004. This supported by the NPPF para.23 in supporting Town Centres. In addition
the percentage requirement reflects the relatively small shopping area and how
changes to one or two shops can have a major impact on the whole “offer” and
appeal.
1.65 It is difficult to see where a major retailer requiring significant floor space would
be able to locate within the town centre.83 The unmet need for an additional
supermarket retailer to meet the demand for lower priced food has been potentially
met by the development of an Aldi store on the by-pass. Access to this store on the
outskirts will be an issue for its potential customers without access to cars.
Conversely there may be a need to provide additional parking at such a store in
town, which is an additional constraint on suitable sites.
1.66 Parking in general in the town centre remains a contentious issue. There was
fierce opposition to the introduction of car parking charges by AVDC to the main car
park within the town centre at Cornwall’s Meadow.84 There was some support for this
on the basis that it would help keep spaces available during the day. There was
concern that parking spaces were not readily available to shoppers.85 The opposing
concern was that a charge for parking would deflect shoppers to out of town retailers
providing free parking. There was a compromise offering free parking for one hour
but this was removed in July 2013, resulting in a charge for all parking at Cornwall’s
Meadow.
1.67 Around 100 on-street parking spaces are available within various sites in the of

sustainable balance of key attractors, and multiple names alongside local independent shops is therefore likely
to have the greatest positive impact on the vitality and viability of a town.”
83

The AVDC Retail Survey Update 2009 notes that there little information on retail requirements within
Buckingham para.4.28. Mention of interest within that survey does appear to be generic in nature.
84

The AMT Report reported that car parking was cited by businesses as the most negative aspect of operating
in the town centre (62%), and a frequent comment about how to improve the town centre was either to
improve parking or reinstate free parking – Town Centre Users Survey/ Business Confidence Survey
Appendices to AMT Report.
85

The AMT Report at p.22 found that “[o]n a ‘Market Day’, 21% of the overall car parking provision is ‘vacant’,
which is slightly higher than the National Small Towns figure of 19% but lower than the South East Small Towns
figure of 27%. On a ‘Non Market Day’ the overall vacancy rate in Buckingham is 26% which is 11% lower than
the National Small Towns Average.” The Report does not include the Stratford Fields or Western Avenue car
parks
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town centre.86
1.68 Long term parking is available at Western Avenue & Stratford Fields car parks
which became free in July 2013. This is aimed at town centre workers.
1.69 Buckingham also has a Mobility Scheme operated on market days from the
Cornwall’s Meadow car park. In addition there are a large number of disabled spaces
available in this car park, and there are designated disabled bays at the Bull Ring,
which remain available on market days; one space in Verney Close (housing the
Red Cross Day Centre, the Library & a doctors’ surgery); one space beside another
doctors’ surgery in Payne’s Court; and a noted need for a disabled space outside the
public conveniences on Moreton Road. These spaces are currently well-utilised and
more provision would be utilised. Although well-provided in Cornwall’s Meadow, at
peak times more disabled spaces here could be utilised; in addition there is a design
flaw in that there are no proximate dropped kerbs to spaces so that the users are
obliged to use the roadway to reach an access point.
Future of Retail
1.70 Buckingham has fared reasonably well during the recent recession, and has a
relatively low vacancy rate, the main concerns for the Plan period are lack of free car
parking; out of town retail development; and internet retail. As an historic market
town, Buckingham wishes to retain the current centre as a vital and vibrant hub.
Recent national reports on the future of The High Street have identified lack of free
car parking as a substantial hurdle to attracting people back into town centres. Whilst
the BNDP cannot provide for free parking, it does recognise the need to identify
potential new sites for additional provision.
1.71 Out of town sites have the advantage of free and plentiful parking. Buckingham
town centre can boast a varied and often independent and unique offering. The
BNDP seeks to maintain this by preventing further primary retail frontage being used
for non-retail services. Both the Portas Review87 and the AMT 21st Century Town
Centres Report88 stress the importance of town centres as not just retail outlets but
civic and social spaces. The Portas Review calls for a reduction in restrictions on
change of use, but also recognises that predominance of certain groups may not
assist an attractive offer.89
86

The AMT Report varies between 95 and 105 – p.21 uses 95 [the tables provided later add up to 105] – the
figure of 95 gives Buckingham a higher percentage of on-street parking than the percentages for South East
Small Towns or National Small Towns (also at p.21).
87

The Portas Review: An independent review into the future of our high streets, December, 2011

88

Action for Market Towns, 21 Century Town Centres, 2011.

89

The Portas Review as above.

st
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The University of Buckingham
1.72 The University of Buckingham was the U.K.’s first independent university,
offering intensive two-year degree programmes. The University of Buckingham
opened as the University College at Buckingham in February 1976, and was granted
a Royal Charter conferring University status in 1983. From the initial 65 students
numbers have risen to the current 1,300 on campus (2000 in total) and are projected
to be 2,000 on campus within the period of the BNDP.90 The University occupies two
sites within the town, the campus surrounding Hunter Street including the Chandos
Road Building; and the Verney Park site on London Road. In addition the University
has recently been enabled to purchase the Ford Meadow site with the intention of
developing sports facilities at this site; and a former industrial complex on Tingewick
Road for academic and residential development.91
1.73 The University is a major employer within the town, as well as providing
significant input into the town’s economy.
1.74 There is concern that recent increase in student numbers has impacted on the
local housing market, with students seeking accommodation from the private rental
sector. This can increase difficulties for local residents in obtaining suitably
affordable housing and thus increase pressure in the public sector housing market.
1.75 The town takes pride in being the only town within the county housing an
independent university. It adds to the cultural life of Buckingham – a unique feature
being the international profile of the students. It would not be accurate to describe
Buckingham as a University town as it remains predominantly a historic market town
in character, but additionally enhanced by the presence of the University. The
University benefits from the character of the town, which is perceived by overseas
students as quintessentially English; as well as small and safe.
Getting Around
1.76 The main road through the centre of Buckingham is the A422 which enters the
town from Milton Keynes as Stratford Road, becoming High Street and then Market
Hill after the junction with the A413 at the Old Gaol; it continues into West Street,
and on to Brackley. The road provides a vista of the town leading up to the Old Town
Hall. The A413, (which links the A40 in the south of the county to Towcester
connecting then to the A43 and thus also to the A5), passes through Buckingham
and providing the main road to Winslow and Aylesbury in the south.
90

The University of Buckingham Campus Development Framework Document 2011.

91

The University of Buckingham Campus Development Framework Document 2011 outlines the plan for the
Tingewick Road Development; the purchase of the Ford Meadow site is quite recent.
http://www.buckingham.ac.uk/latest-news/university-buys-ford-meadow-football-ground/
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1.77 The A421 forms a by-pass around the southern edge of the town which links to
the M40 to the west and Milton Keynes and the M1 to the east. There is strong public
feeling that this by-pass is congested at peak times, and there is strong support for
an additional southern by-pass.92
1.78 The other feature in the road system around Buckingham is its position on both
sides of the River Great Ouse. There are three road bridges which cross the river
within the town, Hunter Street, Tingewick Road, & Bridge Street. The by-pass also
crosses the river.
1.79 There is continued concern about the volume of traffic in particular the number
of HGVs travelling through the town centre.93 There is continued support for relief for
the by-pass.94 It is noted that continued expansion of Milton Keynes is likely to
increase this pressure.95 Transport for Buckinghamshire identifies the need for
improvements to the A421 subject to funding availability.96 The locally preferred
option has been to realign the road to the south.97
92

See below for additional future impact of East/West Rail Link.

93

Aylesbury Vale Advantage Ltd Buckingham Town Centre Parking and Sustainable Transport Study, Arup,
February, 2011 notes this at p.15, with suggestions at 5.14. Suggested reasons within the report include Satnav
error or attempts to avoid congestion on the by-pass – see p.60. Also see Buckingham Transport Model Traffic
Forecasting and Assumptions, August 2012, Jacobs for Transport for Buckinghamshire at p.10 "HGV
movements also introduce particular problems given the street dimensions, particularly at the Old Gaol
junction.14. Traffic counts on High Street indicate a 12-hour flow of less than 90 HGVs in each direction. This
equates to 7-8 per hour each way. This is the level of traffic observed in the AM peak, but in the PM peak
traffic was much lower. It is estimated that about one third of these vehicles are through movements, mainly
along the A422."[based on Buckingham Town Centre Parking and Sustainable Transport Study, ARUP, February
2011
94

Buckingham Plan 2009 pp.6&17; Consultation Summary Document .and also Buckingham Transport Model
Traffic Forecasting and Assumptions, August 2012, Jacobs for Transport for Buckinghamshire at p. 11 "a key
concern of the network is the role of the A421 and A422 as strategic east-west links. Significant volumes of
traffic utilise the routes between the M1 and M40, and Oxford and Milton Keynes. Within the previous LTP,
the A421 was identified as an Interurban Priority Congestion Management Corridor. To the south of
Buckingham the A421 forms the Buckingham bypass, a 3 mile single carriageway loop road. Its effectiveness as
a bypass for the town has been reduced over recent years with the growth of surrounding development and
increasing traffic volumes. There are concerns that the expansion of Milton Keynes is likely to place further
pressure on the corridor."
95

See note 66 above.

96

Transport for Buckinghamshire Local Transport Plan Local Area Strategies p.10 “Improvements should be
made to the A421 through Buckingham, subject to funding availability, and along the route to the Milton
Keynes boundary to accommodate any increase in travel demand.”
97

This was outlined in the Buckingham Plan 2009 pp.6 & 17.
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1.80 Modelling undertaken for Transport for Buckinghamshire based on a DoMinimum basis for future development indicated that even minimal development98
would increase traffic trips in the morning rush hour by 25.65% and in the evening
rush hour by 24.84%.99 Therefore even with only the proposed residential
development post 2011, this is likely to increase significantly, making traffic
improvement/relief an important matter for the town's successful future growth.
Transport for Buckinghamshire commissioned a report on the effect of hypothetical
development sites on traffic in Buckingham which suggested that a number of
potential sites if developed, would not add significantly to the Do-Minimum
approach.100
1.81 Additional relief from the pressures of through traffic in the town centre would
be to provide a "Western by-pass" which would link the A421 and the A422 to the
west of the town, allowing traffic currently travelling through the town centre to
access the A422 to the west, or vice versa to have a more direct route.
1.82 How transport is used for commuting to and from work is described above.101
1.83 Parking provision is noted above, with the majority of parking provided in the
Cornwall’s Meadow car park; with long term parking at Stratford Fields and Western
Avenue car parks. There are various sites offering on-street parking. Long-term car
parking is free, but there is no free parking in the main central Cornwall’s Meadow
car park.102 There is strong public feeling that this is detrimental to the town
centre.103 In addition some of the on-street car parking spaces serve as residential
parking particularly in the High Street & North End areas.
98

The calculation was based on the London Road [Lace Hill] estate providing 700 homes; Moreton Road
providing 118 existing homes + 82 additional; Bridge Street [Candleford Court] providing 103 homes + cafe and
retail outlet*; Tingewick Road providing 86 homes and retaining 2046 sqm employment*; Market Hill
providing 61 homes*; the Tesco extension providing retail/employment*; and 35 additional homes through
windfall/small development; [* not brought forward or only partially brought forward as of November, 2013] Buckingham Transport Model Traffic Forecasting and Assumptions, August 2012, Jacobs for Transport for
Buckinghamshire at Appendix B.
99

Buckingham Transport Model Traffic Forecasting and Assumptions, as above at paragraph 4.5 and Table 4-

C.
100

Buckingham Transport Model Traffic Forecasting and Assumptions, August 2012, Jacobs for Transport for
Buckinghamshire .
101

102

See para.1.53 above
The car parks are under the control of AVDC; these changes were implemented in July 2013.

103

This is recorded in the various public consultations carried out (see Consultation Statement) and also
recorded in the AMT Report pp.59-66.
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1.84 Buckingham is a compact town with most amenities being within walking
distance in the town centre. There are issues in relation to the narrowness of the
pavements and high kerbs making disabled access and pram-pushing problematic.
Page Hill, Linden Village and Badgers Estates have reasonable pedestrian and
cycling routes into the town centre. Mount Pleasant less so, and the Lace Hill
development has connectivity issues as a result of the by-pass, and thus there are
concerns that it will be isolated from the town centre.
1.85 As noted cycling provision linked with walking routes is fair within the town.
There is a desire to improve linkage between employment, retail and housing. There
is potential to link and utilise existing leisure routes into a coherent network. 104
Future developments would need to show adequate provision in this regard as
provision for additional car parking in the town centre is extremely constrained. Cycle
routes to other destinations, in particular Milton Keynes and Winslow in light of the
new East/West Rail Link, are currently inadequate.105
1.86 Bus Routes are shown in Fig 1.There has been concern frequently expressed
that the bus services are not frequent enough nor do they extend far enough into
commuting hours or provide an alternative means of transport to evening
entertainments in Milton Keynes or Aylesbury.106 In 2011 under 3% of the population
used buses as a means of transport to work. 107There are no bus services to the
industrial-parks.

104

BCC Buckinghamshire Cycling Review Babtie October 2002.

105

LTP3– Local Area Strategies p.5. See also Jacobs Report pp.27/28 for possible plans for linking Buckingham
to the proposed National Route 50 from Winslow to Maidenhead by use of Route 70. Route 70 traverses
Buckingham via Stowe Avenue, Brackley Road, School Lane, Nelson Street, Hunter Street, Mitre Street &
Gawcott Road.
106

Buckingham Jacobs, August 2012 at 3.4.2; Buckingham Town Centre Parking and Sustainable Transport
Study, 2011 at 3.2 pp.24-27; The Buckingham Plan 2009
107

Census 2011 in contrast 73.2% used a car.
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Fig.1 [BCC 2010]
1.87 There are no train services to Buckingham.108 Train services are available from
Milton Keynes Central;109 Aylesbury;110 Bicester North111 and Bicester Town.112 The
opening of the East/West Rail Link113 at Winslow114 will present Buckingham
residents with a closer option, but consideration will need to be given to how
connections to the Winslow station will be provided.115 The East/West Rail plans to

108

The passenger train station closed in 1964 and the goods station/yard closed in 1966.

109

West Coast Mainline with services provided by Virgin Trains and London Midland to London, Birmingham,
Manchester and the North. The X5 bus service provides an express link between Buckingham town centre and
Milton Keynes Rail station.
110

Chiltern Main Line services to London Marylebone and Birmingham.

111

Chiltern Main Line with services to London Marylebone and Birmingham.

112

Bicester Town currently provides links to Oxford; it will be part of the East/West Rail Link plans.

113

www.eastwestrail.org.uk and see below.

114

A new station is proposed at Winslow to the west of the town linking to the A413 –www.eastwestrail.org.uk
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provide strategic rail connections between East Anglia and Central, Southern &
Western England. The Western section encompasses Reading, Milton Keynes and
Bedford. This section may well be operational during the time framework of the
BNDP. It is projected that it may improve local and regional connections and
potentially reduce through traffic through Buckingham and on the A421 as the
journey time between Milton Keynes and Oxford will be 35 minutes (a potential timesaving of 55 minutes). 116
1.88 Taxis are used fairly frequently especially by the student population and in
many respects should be considered part of the car movement pattern. It was noted
that most hire was from pre-bookings although there is a taxi rank at Cornwall’s
Meadow Car Park.117
1.89 Community transport services provided in the Buckingham area include
Aylesbury Vale Dial-a-Ride and Buckingham & Winslow Community Care North
Bucks (car based home to hospital/clinic transport for patients only). Public transport
links to hospitals involve at least two buses (Stoke Mandeville) or a walk from the
nearest stop (Milton Keynes). Public transport connections to Wycombe Hospital are
more complex and a return trip is not possible the same day. Transport for
Buckingham’s Local Transport Plan suggests that in the area of Aylesbury Vale there
will be an increase of 72% in the population aged over 65 years between 2006 and
2026.118 This will mean a larger percentage of the population will not necessarily be
able to rely on readily available car transport.
1.90 Transport for Buckinghamshire identified key challenges for transport in the
Buckingham area as follows: potential for allocated growth; road and footway
maintenance; poor walking & cycling provision; number of Sites of Special Scientific
Interest; congestion hotspots; ageing population; freight traffic and rat-running on
local routes; high out-commuting; perceived levels of crime.119 The Urban Strategy
proposed by Transport for Buckinghamshire listed priorities as: manage the
challenge of residential and employment growth; review on and off street parking in
the town; review and progress A421 improvements; tackle congestion hotspots; &
ensure Buckingham benefits from East-West Rail developments.
115

There should be an increase in frequency of the 60 Bus Route to half hourly, and also into early evenings as
part of the agreement for the Lace Hill development. The Buckingham Plan 2009 expressed the wish that this
should not just be solved with a park and ride scheme.
116

Buckingham Land Use and Traffic Assessment p.32. See also www.eastwestrail.org.uk

117

Aylesbury Advantage Ltd 2011 Report at p.77 para.6.10.

118

Transport for Buckinghamshire Local Transport Plan Local Area Strategies p.6 which also states that the
population aged over 80 years will increase by 79%.
119

Transport for Buckinghamshire Local Transport Plan Local Area Strategies at p.8.
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Leisure and Well-Being
Sports
1.91 Buckingham benefits from high levels of sporting activity. There is a large
number of clubs providing opportunities for both juniors and adults in a variety of
sports. Several teams compete at high levels within their league structure. In order to
do so, many have to travel to facilities outside of the town area. 120 The Swan Leisure
Centre provides a main pool and a shallow pool as well as a gym facility and squash
courts. This facility is about to be reconfigured and renovated. There is now a charge
for the parking facility here. There are two private health clubs with swimming pools
in the immediate area. There are two outdoor bowls clubs and an indoor bowls club,
a tennis club, a cricket club and a football club which maintain facilities within the
area of the BNDP. Other clubs which maintain or use facilities in the immediate
vicinity include a golf club, a ladies’ hockey club, a rugby football club, a badminton
club and a junior football club. The other football club currently plays matches at
some distance. Other sports clubs exist which utilise facilities within the town
including a swimming club, a squash club and a running club.
1.92 Sports facilities in the Buckingham area are at a premium and there is currently
a deficit of sports infrastructure in the town.121 Whilst there are many facilities for
sports, access and availability does limit community-wide use of all facilities.122
School facilities may be available for hire to members of the public, but the
associated costs may not make them viable, particularly for casual use. 123 The
University of Buckingham now owns two sports grounds [Gawcott Fields and the
newly acquired Ford Meadow]. The University allows use of its Gawcott Field
facilities by the Moretonville Junior Football Club and have expressed the intention to
investigate the possibility of access for the public to their proposed new development
at Ford Meadow.124
120

Buckingham Ladies Hockey Club play at Stowe School grounds. Buckingham Town Football Club played at
Bletchley in 2012/13.
121

Please see Appendix 4 – Buckingham Town Council Survey - Sports Facilities Need in Buckingham
TC/47/12. This has been used for the preparation of the BNDP in relation to sports facilities. The AVDC
Assessment of Leisure and Cultural Facilities for Aylesbury Vale, December, 2012 (Torkildsen Barclay) is also
noted. For the Buckingham sub-market the Assessment used a basis of 1790 new dwellings and a resulting 4,
296 population increase – given that the BNDP is working to 2030 new homes over the Plan period, the figures
in the Assessment should be seen as potentially low. In relation to sports provision in particular, the
Buckingham Town Council Survey is preferred due to the higher response rate from local Buckingham clubs.
122

123

124

AVDC Buckingham Fact Pack pp.30-33 provides a table of all sports facilities in the town vicinity.
These are often necessary costs, such as insurance or staffing (out of hours) costs.
http://www.buckinghamtoday.co.uk/community/new-lease-of-life-for-former-football-ground-thanks-to-
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1.93 There is a documented need for further sports facilities not just to meet the
current demand but also to accommodate the projected growth in population. 125 The
current unmet need would include a football ground to UCL regulation standard;
more football pitches; a hockey pitch; and an additional cricket pitch.126 Looking
ahead throughout the period of the BNDP, it was suggested that three all-weather
pitches would be required; an additional squash court; and changes to the swimming
pool and possible relocation of the existing tennis courts in Chandos Road. It is
assumed that clubs with facilities just immediately outside the BNDP boundaries are
content in their placement.
1.94 There may be benefits in attempting to utilise economies of scale by supporting
multi-use facilities. There are noted difficulties in multiple access/coverage due to
frequency and timing of usage and provision would need to be adequate to address
these issues.
1.95 The Buckingham Canal Society has worked towards the restoration of sections
of the Grand Union canal arm. This has potentially a number of benefits including the
basis for a new green or recreational space for the town; as well as the possibility of
aiding flood alleviation.127
Health
1.96 There are three N.H.S. general practice surgeries within Buckingham, with new
health centre facilities planned as part of the Lace Hill development.128 Two of the
three surgeries in the town centre report that their premises are too small for their
purposes and allow no room for expansion.129 Since the start of the consultation
process, tow of these practices have merged. There are four dental practices. The
Buckingham Community Hospital facilitates care for patients after treatment or
surgery at an acute hospital, particularly where rehabilitation is required, respite
care, and a limited facility for outpatients.130 It commands strong support within the

former-student-1-5100729
125

See Appendix 4 - Buckingham Town Council Survey - Sports Facilities Need in Buckingham TC/47/12

126

In addition, improvement to club and changing facilities; social facilities; car parking and general ground
improvements such as floodlighting were all noted.
127

www.buckinghamcanal.org.uk for more detail as to work and progress as well as para. 1.27 above.

128

It is not yet clear whether these facilities will be N.H.S. or private. If N.H.S. facility there may be accessibility
issues if not solely serving the Lace Hill Development.
129

130

Consultation Meeting with health service providers 23rd October, 2013
http://www.nhs.uk/Services/hospitals/Overview/DefaultView.aspx?id=29092
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town and there is a long-standing League of Friends of the Buckingham Hospital.131
The services which are provided by the hospital, visiting consultants' outpatient
clinics and convalescent & palliative care in particular are highly valued, not least for
eliminating the need to travel to Stoke Mandeville or further, both for patients and for
visitors. If the identified trend of an ageing population in Buckingham continues,132
this facility will help to provide for an increased need. The concerns about public
transport provision in relation to more remote sites is noted below under Transport.
local accessible health services in conjunction with any additional developments.
1.97 Hamilton House is a privately run care home. There are two other care homes,
situated in the neighbouring parish of Maids Moreton, which also cater for the needs
of the older former residents of Buckingham.
Schools
1.98 There are several pre-school facilities: Field House Day Nursery, Buckingham
Pre-School Playgroup, Grenville Nursery, Page Hill Nursery & Park Manor Farm
Montessori Nursery. In addition there will be a new nursery (26 places) provided on
the Lace Hill site.
1.99 Buckingham has three primary schools; Buckingham Primary; Bourton Meadow
Academy & George Grenville Academy. There will be another primary school in the
Lace Hill development, which will be an Academy [with 210 places]. In addition
residents of Buckingham may attend Maids Moreton Church of England Primary
School, Padbury Church of England Primary School, Roundwood Primary School,
Gawcott, & St James & St John Church of England Primary School, Akeley &
Chackmore. There is currently a 9% surplus in the area.133
1.100 Buckingham has two upper schools: the Royal Latin School, a selective
grammar school; and The Buckingham School. Secondary pupils may also travel out
of Buckingham to Magdalen College in Brackley, Elizabeth Woodville School in
Deanshanger, or to faith schools in Milton Keynes. Buckinghamshire County Council
plans on the basis that secondary school provision is county-wide. It is noted that the
Royal Latin School plans to expand its intake to six forms, subject to planning and
financial constraints. There is currently a 1% deficit in grammar school places across
the county and 5% surplus in upper school places.134 Buckingham County Council is
also considering the government’s policy of providing new forms of schooling in its
131

http://www.lfbh.org.uk/

132

See para. 1.13 above

133

BCC figures. The Council notes that this is in line with the Department of Education’s guidance of 5-10% to
accommodate parental preference.
134

BCC figures.
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future plans. It is predicted that the greatest pressure on secondary places will come
in the next ten years, as the current primary population feeds through the system. It
is also noted as regards all educational provision that the Buckingham population
experiences significant migration, which makes need more difficult to predict.135
1.101 There are also a number of private schools in the area which absorb some of
the local schooling needs. These include Akeley Wood School, Beachborough
School, Stowe School, Swanbourne House School & Thornton College which
provide a mix of primary and secondary levels. In addition, several pupils attend the
new “free” school, Sir Thomas Fremantle, in Winslow.
1.102 Journeys to and from school undoubtedly add to the traffic around
Buckingham especially at peak times. It is difficult to assess whether these are
journeys solely for the purpose of schooling or whether they are in combination with
commuting to work. In addition, the Buckingham County Council pupil transport
policy means that certain areas of Buckingham have additional traffic congestion, the
junction of Chandos Road and London Road in particular - London Road is a main
arterial route into and through the town centre; congestion is also noted at Burleigh
Piece in Linden Village, largely through private traffic. Concern has been expressed
about the new primary school on Lace Hill, which may repeat the above traffic
problems, through inadequate parking arrangements.
Community Facilities
1.103 The Community Centre provides two halls available for rental to the public. 136
The Buckingham School will rent facilities for classes,137 as will the Buckingham
Centre. The Salvation Army Citadel is used by various community groups including
Project Street Life. The University of Buckingham’s Radcliffe Centre can be used for
community arts projects as well the University’s own cultural programme. The
University’s Chandos Road complex is also used by the Film Place to provide a local
cinema facility.138 The Swan Community Hub runs a Job Club from a local public
house’s function room. The Buckingham Town Council’s Council Chamber can also
be used by small groups for meetings. The Old Gaol also has an available area for
public rental.
1.104 There are a number of places of worship within Buckingham; St Peter & St
135

This also includes the fact that Buckingham University students may also bring families with school age
children with them for the period of their studies.
136

137

138

This facility is run by the Buckingham Community Association.
Please see footnote 124 above & associated text as to potential drawbacks.
It is a joint venture between the Buckingham Centre for the Arts and the University of Buckingham.
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Paul Church of England; St. Bernardine’s Roman Catholic Church; Well Street
United Church; The Salvation Army Citadel on Moreton Road; Buckingham
Evangelical Church, which meets in Bourton Meadow School; Plymouth Brethern
Christian Church Meeting Room on Western Avenue & Jehovah’s Witnesses who
meet in the Oddfellows’ Hall in Well Street. During consultation representations were
made by the amalgamated church, Well Street United Church, which had outgrown
its premises in Well Street, and was now using the Royal Latin School for Sunday
worship, and beginning to explore new permanent premises.139
1.105 The Buckingham Centre in Verney Close houses Buckingham Library;
Buckingham Options140 & Buckingham Town Council. It is used occasionally for
daytime adult learning classes. The nearest adult learning facility running regular
classes is at Winslow.
1.106 The Red Cross Day Centre in Verney Close which was day care centre for
older people, has closed and is vacant. The service provided has transferred to Well
Street Centre.
1.107 There is heavy reliance placed on private rental facilities for a large number of
community activities with Buckingham.
Environment and Sustainability
1.108 Buckingham is sited on the River Great Ouse which provides a focal point for
the town’s green spaces and parks. An opportunity was lost to connect sections of
the river walk, but there is a large section of riverside walk stretching from east to
west.
1.109 Chandos Park and Bourton Park provide green space and flexible leisure
facilities. In addition the old railway line has been the basis for the development of
various walks. In past developments inadequate or absent play areas have been a
feature, which the BNDP wishes to prevent reoccurring.141
1.110The Old Railway Walk, Holloway Spinney and Maids Moreton Avenue provide
wildlife areas. Buckingham Sandpit is a local nature reserve.

139

See http://www.wellstreetchurch.org.uk/content/pages/documents/1383644649.pdf
information.

for

further

140

Buckingham County Council centre primarily for people with learning difficulties, but also for persons with
mental health issues.
141

AVDC Buckingham Fact Pack, 2011 – Table p.29.
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Cemetery
1.111 The Buckingham Cemetery provides a green space on the edge of town as
well as a community facility. The cemetery will not be able to cope with demand in
the next few years, and further provision is an urgent necessity.
1.112 The current cemetery at Brackley Road would be retained by Buckingham
Town Council as the Local Burial Authority for use for prior plot sales; re-openings of
plots for new burials; and ashes interment. It is likely to be in use for the above for
the duration of the Plan period, but closed to new full burials when capacity is
reached. Therefore, the site’s additional importance, that of an accessible open
green space, with notably beautiful trees and as a wildlife area will not be
diminished.
1.113 The new cemetery would have a planned planting scheme, with the need for
tranquillity as a predominant theme. This will allow for a well-planned co-ordination
between an accessible, tranquil and pleasant green open space and its function as a
burial ground. It will allow for modern memorial provision as well.
1.114 The availability of suitable land within the centre of the town looks unlikely. It is
thought undesirable to seek to extend the existing site, due to the issue of bedrock
already encountered, as well as questions of suitable access. It is likely that the new
site may have to be towards the outskirts of the town, but there will be provision for
suitable facilities such as good car-parking and public conveniences. This is an
increasingly common compromise for many locations. The planning will be
undertaken by the Town Council as Local Burial Authority and AVDC as the Local
Planning Authority.
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Allotments
1.115 There are allotments off the Bourton Road142 and also at Tingewick Road.
There is no statutory calculation of the number of allotments per head of
population/household.143 Demand for allotments varies over periods of time and may
be due to a number of social and economic factors.144 In addition a Community Herb
Garden has been created in Buckingham.145 There are tentative plans for an edible
woodland communal growing area as part of the Green Ribbon within the Town
Centre.146
1.116 Despite this there will be a shortfall in terms of allotment provision unless
further plots are allocated. If an average of 16 allotment plots 147 per 1000
households is used, and 6980 is taken as the figure of existing and new households
over the Plan period148, then there is a need for 112 plots in total. There are only 94
plots currently available, the status of the Tingewick Road allotments is uncertain,
and it is noted that some of the plots in Bourton Road allotments have been subdivided partly to meet demand. Thus there will be a need for further allocation to
meet not only new development but current unmet provision. This is calculated as 18
142

Run by the Bourton Road Allotment Association in conjunction with Buckingham Town Council. The
Bourton Road site has 73 plots of 10 poles (approx.250 sq.m.) The Tingewick Road Allocation is a private
allotment association. The Tingewick Road site has 21 plots of 10 poles. On the Bourton Road site some of the
traditional plots have been subdivided – this serves two purposes – one to shorten the waiting list, and two to
adapt to varied requirements of allotment holders.
143

The Thorpe Report of the Departmental Committee of Inquiry into Allotments, Cmnd 4166 HMSO 1969
suggested a figure of 15 per 1000 households, which seems to have been widely adopted as a guide. The
National Society of Allotments & Leisure Gardens suggests 20 standard allotments per 1000 households –
standard being 30 square yards [www.nsalg.org.uk]. The Survey of Allotments, Community Gardens and City
Farms [see below at footnote 116] suggests that the national average may be 13 plots for every 1000
households – but there is a caveat attached to the report as to the accuracy given the low response rate.
144

See Survey of Allotments, Community Gardens and City Farms – Professor David Crouch of the University of
Derby for the Office of the Deputy Prime Minister [now DCLG], 2006 p.5 tracks demand from high during the
period between the two world wars, then a decrease as rationing is lifted post second world war, and an
increase in interest from 1970s onwards. Future considerations may well include rising global food prices as
well as interest in food miles and safety in addition to leisure interests in gardening. The Food 2030 Defra 2010
at p.15 notes that an estimated 33% of population grow or intend to grow their own vegetables.
145

Promoted by the Buckingham In Transition group – see footnote below.

146

See Buckingham in Transition group website
http://buckinghamtransition.co.uk/pt/Edible-Woodland-in-the-press/blog.htm

147

Based on an average of the figures in Footnote 138 above.

148

Based on 2011 census figures of 4950 dwellings with an additional 2071 homes over the Plan period,
resulting in 7021 households.
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allotments of 10 poles.149
1.117 In addition, the BNDP seeks to ensure that adequate open private space is
provided with new development. Not only will this assist with food security and
horticulture as a hobby, but will allow for home composting (not always very practical
in very small gardens) and provision for biodiversity in terms of wildlife; safe play
areas for young children; leisure space for adults promoting mental and physical
health; and allows for adaptability in the future. This is supported by NPPF which
requires planning should “always seek to secure high quality design and a good
standard of amenity for all existing and future occupants of land and buildings” 150
1.118 Support for this policy can be found in Hastings Borough Council Evidence
Report to support their proposed policy based on existing policy to ensure minimum
garden size.151
1.119 Buckingham Town Council has undertaken to support and promote
Buckingham in Transition.152 This has informed has the process of planning for
sustainable development for the town.
1.120 The river also poses environmental difficulties in relation to flooding. Major
flooding events have taken place in the town most recently in 1998 and 2007. There
are substantial areas within Flood Zones 2 & 3, which does place constraints on
development of these areas.153 Since the 2007 incident a scheme funded by Defra,
AVDC and the Environment Agency has offered further protection to properties most
at risk of flooding based on the flood of 2007.
1.121 Surface water drainage is also an issue in certain areas of the town.
Buckinghamshire County Council is now the Lead Local Flood Authority for

149

Based on a need for 112 plots with current provision of 94, then a minimum requirement of 18 new plots of
10 poles each. If a 10 pole plot is roughly 250sqm then at 1sqm= 0.001ha, this is a requirement of 0.45ha for
18 allotments.
150

NPPF para. 17. An extremely robust defence of such a policy can be found in the Hastings Local Plan Policy
DM3 g) Garden Size Evidence Report, February 2014.
151

Hastings Borough Council DM3 g) Evidence Paper, February, 2014 para 1.1 -1.6 for a robust justification for
the policy, which meets the points that it is not prescriptive as there is room for flexibility depending on
property layout; nor should common perceptions of what elderly or disabled persons may wish, be used as
objections; and as it is a generally accepted planning standard that 21m is the minimum distance between
facing windows to ensure privacy, a minimal garden length of 10 m would be required anyway.
152

For more information on the Buckingham in Transition group and the Transition Network in general see
http://buckinghamtransition.co.uk/
153

See Appendix 2 for more detail.
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Aylesbury Vale District Council and thus Buckingham.154 The Preliminary Flood Risk
Assessment does not identify any significant risk to Buckingham.155 It did show that
Buckingham had had more sewer flooding than any other area in the Anglian Water
area of Aylesbury Vale.156 In addition, the draft consultation document produced by
Buckinghamshire County Council’s Local Flood Risk Management Strategy,
advocates the use of SUDS as well as control of “urban creep”.157 Anglian Water (the
local Water and Sewerage provider)158 identifies the positive effect of the use of
Sustainable Drainage Systems [SUDS] in reducing both surface water flooding and
overloading of existing traditional drainage systems resulting in flooding from that
source.159
1.122 The viability of Buckingham's existing sewage system is a cause for concern.
The instances of sewage flooding are noted above.160 When the relevant sections of
the Flooding and Water Management Act 2010 are brought into force, developers
will no longer have an automatic right to connect to the public sewer system. It is
hoped that this will allow for better future provision through adoption agreements

154

Flood and Water Management Act 2010 and the Flood Risk Regulations 2009. This pertains to surface
water and ground water and not river flooding, which remains under the remit of the Environment Agency.
155

Preliminary Flood Risk Assessment Report, Jacobs for BCC, May 2011.

156

Preliminary Flood Risk Assessment Report p.83 Table C.1. Buckingham had seven incidents recorded with
the closest number being two in other areas. This again supports the view that Buckingham’s sewerage system
is struggling.
157

Published in October 2012 [http://www.transportforbucks.net/Uploads/121002_Final_Part_2.pdf] Policies
11 & 12. Urban creep is where non-permeable surfaces are added to properties e.g. paving front gardens to
provide car parking spaces. The report also notes, at p.18, that Buckingham has a problem with surface water
flooding.
158

Buckingham is within Water Resource Zone 11 - Ruthamford, and is Planning Zone 67 Buckingham within
Anglian Water 's Water Resources Management Plan - see below.
159

"The prime function of SUDS, as with conventional drainage, is to provide effective surface water drainage,
ensuring the greatest degree of flood risk protection over the long term both within and downstream of the
development and prevent pollution. However, SUDS approaches can bring wider benefits too; integrating with
the landscape design to add amenity for the community as well as bringing biodiversity value; providing
environmental protection by treating the quality as well as the quantity of surface water run-off." Guidance
on the use of sustainable drainage systems (SUDS) and an overview of the adoption policy introduced by
Anglian Water, AW162/07/09 at p.7
(http://www.anglianwater.co.uk/_assets/media/SUDS_LEAFLET_-_AW162.pdf) Greater technical detail can be
found in Anglian Water, Towards sustainable water stewardship, sustainable drainage systems [SUDS]
adoption manual, LED029/03/11
- http://www.anglianwater.co.uk/_assets/media/AW_SUDS_manual_AW_FP_WEB.pdf
160

Footnote 157 & text.
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between developers and sewerage undertakers.161 The development on Lace Hill is
an example of arrangements between the developers and sewage authorities for that
site. Future developments will need to address this issue at an early stage.
1.123 In terms of water supply, Buckingham has been identified as potentially being
an area at risk from a deficit at the beginning of the next planning period for the
Neighbourhood Development Plan (after 2031).162 It would appear prudent to plan
for prevention as much as actuality during the current Plan period. One of the ways
identified by Anglian Water in which this could be done is provision of water-efficient
homes.163
1.124 The evidence above means that the BNDP should adopt a robust “green”
policy. The AVDC Green Infrastructure Strategy addresses the same concerns as
above.164 It is adopted as the green policy underpinning the BNDP, and in doing so
ensures conformity with the future AVDLP. Policies developed from it have been
incorporated into the BNDP, with the guidance of AVDC.165 In addition such a policy
also finds support in the NPPF’s emphasis on the environmental aspects of
sustainable development and the promotion of healthy lifestyles.
1.125 In adopting the GIS, the BNDP is also adopting the Natural England’s ANGSt
requirements. It is noted that the North of the Vale has been given Priority status,
and although the Town Council is gratified that Buckingham fulfils the ANGSt
requirement on larger accessible open spaces, it is recognised the need not to be
complacent in this area. The development of the Canal area may eventually lead to
161

Section 42 of the Flood and Water Management Act 2010 inserts a new section (106B) into the Water
Industry Act 1991, which only allows for connection to public sewers if two conditions are met: (1) an
agreement under s.104 of the 1991 Act is made between the owner and the sewage undertaker; & (2) The
agreement must include provision about the standards to which the sewer or drain must be constructed and
about the adoption by the undertaker. A further change is that the undertaker may not refuse connection on
the grounds that it does not meet their standards; the standards will be determined by the relevant Minister
[s.106B(7) of the Water Industry Act 1991 as inserted by s.42 of the Flood and Water Management Act 2010].
162

Anglian Water Resources Management Plan, Main Report, February 2010 Table 5.32 at p.109 figures for
2036-37 show a deficit of 1.79 Ml/d at peak and -0.93 Ml/d as average (ml/d is 1,000,000 litres or 1,000 cubic
metres per day).; see also paragraphs 5.185 & 5.186.
163

Anglian Water, Water Resources Management Plan above at paragraphs 1.12 & 3.19. There are also other
plans by Anglian Water to tackle this, including the recommissioning of the Foscote Water Treatment Works
during the period 2015-2025 - see Table 5.34 – and other measures include intra water resource zone transfer,
active leakage control and pressure reduction starting from 2010 to 2035 and beyond.
164

AVDC Green Infrastructure Strategy, which in turn is in conformity with the Buckinghamshire Green
Infrastructure Strategy.
165

BNDP DHE2-7.
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redressing the lack of 20-100ha of open space within 2km of dwellings suggested
under ANGSt, although this is not likely to be met under this BNDP period it is hoped
that the protection of the Canal area at around 18 ha will help towards this
deficiency.166
Local Green Space
1.126 The NPPF creates a new designation of “Local Green Space”.167 The
opportunity to create such areas only comes with the establishment or renewal of a
Neighbourhood Development Plan or Local Plan.168 To further the aims of the BNDP
in terms of green infrastructure, the Steering Group have decided to utilise this new
provision within the Plan.169 The designated areas are set out in Table 6 below.
1.127 The NPPF sets out the criteria that such spaces must meet to be eligible for
such designation. The space must be (1) in reasonably close proximity to the
community it serves; (2) demonstrably special to a local community and hold local
significance, for example beauty; historic significance; recreational value [including
as a playing field]; tranquillity; or richness of its wildlife; and (3) be local in character
and not an extensive tract of land.170 It should not be used to prevent positive
sustainable development, and the NPPF states that designation is not appropriate
for most green or open space.171
1.128 The effect of the designation is to give the planning status of Green Belt land
to the designated area. This would prevent development except in “very special
circumstances” – according to the NPPF, such conditions will not exist unless the
potential harm to the Green Belt by reason of inappropriateness and any other harm,
is clearly outweighed by other considerations.172 It will allow for provision of
appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, as long
as it preserves the openness of the Green Belt and does not conflict with the
purposes of including land within it.173
166

Site B Canal Area in the BNDP is only 18ha.

167

NPPF para.76.

168

NPPF para.76

169

This was discussed by the Steering Group at the Planning Committee of Buckingham Town Council Meeting
th
on Monday, 7 October, 2013.
170

NPPF para.77.

171

NPPF para.77.

172

NPPF para.88.

173

NPPF para.89.
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1.129 As part of the process of designating these sites, individual letters were sent to
the landowners, informing them of the proposed designation.
1.130 The following sites have been designated:
Table 8
Land

Proximity

Ford
Meadow

Proximity to Playing field University of
southern
[full
scale Buckingham
residential
football pitch]
area.
valued
for
sports
facilities
when there is
a
demonstrable
need for them
in
Buckingham;
Recreational;
Acts as a
flood plain.

Football
pitch

Feature e.g. Owner
beauty,
wildlife etc.

Comment

Special
to
community.

the

Flood zoning
may prevent
development
anyway.

Mentioned
repeatedly
for
retention in public
consultation.
Retention of green
space close to river,
and
retention
of
sports facilities within
town
[even
if
privately held]

Mount
Pleasant
open area

Proximity to Recreational; AVDC
southern
general
edge
amenity and
residential
wildlife areas
area.
in residential
area not wellserved.

There is a lack of
amenities in this area
in general and it is
some distance from
similar
facilities
elsewhere.

March
edge

Proximity to Green
residential
corridor;
area
of tranquil.
Linden
Village

Deloitte as
receivers for
original
developer.

Desire to maintain
green corridor on
both sides of the river
to provide green
infrastructure.

Overn
Avenue
Playing
Field

Proximity
to
residential areas
surrounding
Western Avenue

AVDC

Desire to ensure play
areas to western
residential area.

Recreational
and play area
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Land

Proximity

Feature e.g. Owner
beauty,
wildlife etc.

Stratford
Fields

Proximity to
town centre;
Linden
Village; Page
Hill

Playing field [full
scale
football
pitch] valued for
sports facilities
when there is a
demonstrable
need for them in
Buckingham;
provides
a
green approach
to
the
town
centre on A422
Stratford Road;
acts as a green
infrastructure
allowing access
to and from
Bourton
Park
and Heartlands.

Land
behind
Castle
House

Close
Tranquility & AVDC
proximity to Wildlife
Western
Avenue
residential
area; houses
on
West
Street
and
town centre.

Provides
green
space and green
corridor
between
residential area; long
stay car park and
town centre; wildlife
close to town centre.

Land
at
Verney
Close
adjacent
to River

Proximity to Wildlife area BCC
main car park within
town
and
town centre
centre

The area contains footpaths
connecting main car park,
town centre; library and
bridge to skate park & Play
area
and
southern
residential areas; as well as
riverside
footpaths
and
access to Bourton Park;
opportunities for spotting
common wildlife such as
birds
and
squirrels;
ladybirds; butterflies etc for
young children.

AVDC
leased
to
Buckingham
Athletic
Football
Club.

Comment

Special
to
community.

the

Desire to retain full
football
pitch;
facilities in the town
centre
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Land

Proximity

Feature

Owner

Comment

Riverside Proximity to Access
to Unknown at This
would
Walk
new allocated River Great present
allow
Extension residential
Ouse
potential
areas
&
extension to
committed
existing
residential
Riverside
development.
Walk.

Special
to
Community

the

The Riverside Walk
is held in high regard.
Public
consultation
indicated a strong
desire to extend this
facility
wherever
possible. This would
safeguard
the
potential
in
furtherance of Policy
CLH 11.

Wildlife
1.131 Buckingham supports a rich variety of natural habitats and species. Many of
these are of regional and national significance. Non-statutory designated Local
Wildlife Sites (LWS) and Biological Notification Sites (BNS) occur within Buckingham
as well as sites that conform to the definition of Priority Habitat, as defined by the
Natural Environment and Rural Communities Act (NERC) 2006. These vary in
importance and degree of protection, but there is undoubtedly active interest in
wildlife and its protection within Buckingham, with the Friends of the Railway Walk
group organising regular activities, as well as the local Conservation Volunteers.
Records of these sites are held by the Buckinghamshire and Milton Keynes Record
Centre, and/or specialist recording groups.
1.132 Again, Buckingham benefits from the green ribbon running through the heart
of the town and the river itself, and the associated wildlife habitats. Otters have once
again been sighted in Bourton Park with evidence of a holt being present. Other
species of particular importance to Buckingham are water vole and whiskered bats.
1.133 The Buckingham Neighbourhood Development Plan welcomes the recognition
in both the NPPF and the AVDC Green Infrastructure Strategy of the importance of
biodiversity and green infrastructure in general.
The Character of Buckingham
1.134 Buckingham is an historic market town.174 The town holds a Royal Charter
174

Buckingham traces its history back to at least the 10th century if not earlier and was noted as a double
burh in the Anglo-Saxon Chronicles, and is recorded in Domesday. Further information can be found in
Buckingham Historic Town Assessment Report December 2008, Buckinghamshire County Council.
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from Queen Mary I granting the right to hold markets and a Royal Charter from
Charles II. Today there are twice weekly general markets, as well as a flourishing
flea market on Saturdays. The Charter Fair, held over two Saturdays in October, is
considered a highlight in the town’s year. In addition, there is a weekly livestock
market held at Foscote, just outside Buckingham, reflecting the rural, farming and
agricultural land surrounding the town.
1.135 The centre of Buckingham has predominantly Georgian or earlier buildings,
with infill during the Victorian period as well peripheral development at this time. This
is preserved by the Conservation Area status conferred on the central area of the
town and a large concentration of listed buildings. Despite the later period of these
buildings, much of the original medieval street pattern and burgage plot layout still
exists. The streets are focused around the market area, the river or church (see
below). The result is clear vistas and routes.
1.136 The Old Gaol, constructed in 1748, is a focal point of the town centre,
containing a local museum, Thames Valley Police Office and the town’s Tourist
Information Centre. In addition the Grade II listed “Old Town Hall” [circa. 1783 but
incorporating features of an earlier Town Hall] is a focal point at the top of Market
Square.
1.137 The spire of St Peter & St. Paul’s Church [Grade 1 Listed] is visible from many
parts of the town and beyond. It forms a landmark on almost all approaches to the
town.
1.138 The River Great Ouse runs through the town and was probably the reason for
the original settlement. It provides a natural line for green space & the Heartlands but
in turn poses a significant flood risk to many parts of the town. 175 For a period of the
town’s history, the Buckingham branch of the Grand Union canal contributed to the
town’s economy. 176
1.139 Buckingham became the home of the U.K.’s first independent university and
its forerunner the University College, Buckingham, in 1973.
1.140 The historic nature of the town is vital to its identity. There is an active civic
group, the Buckingham Society, the members of which have contributed significantly
over the years to help maintain this identity.177 During the consultations comments
were received about ensuring that new buildings and developments reflected and
175

Significant flooding took place in 1998 and 2007.

176

Considerable interest remains in preservation and restoration of the canal through the efforts of the
Buckingham Canal Society.
177

http://buckinghamsociety.org.uk/ in particular the work on the Buckingham Vision & Design Statement
2001 [produced by the Buckingham Design Group] -available on www.buckingham-tc.gov.uk
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enhanced this historic character. Central Government has now restricted the
requirement for actual Design and Access Statements to certain types of
development only.178 These include development within a conservation area; listed
buildings; and major new development.179 These will continue to have importance for
much of Buckingham. Additionally, the changes do not exempt developers from the
requirement to follow Design and Access policies that comply with the guidelines laid
down in the National Planning Policy Framework.180
1.141 The National Planning Policy Framework states that "Good design is a key
aspect of sustainable development, is indivisible from good planning, and should
contribute positively to making places better for people" 181 and also "...design
policies should avoid unnecessary prescription or detail and should concentrate on
guiding the overall scale, density, massing, height, landscape, layout, materials and
access of new developments in relation to neighbouring buildings and the local area
more generally."182

178

The Town and Country Planning (Development Management Procedure) (England) (Amendment) Order
2013 2013/1238.
179

The Town and Country Planning (Development Management Procedure) (England) Order 2010 2010/2184
Article 2 (c)(i) the provision of dwelling houses where the number of dwelling houses to be provided is 10 or
more; or (ii) the development is to be carried out on a site having an area of 0.5 hectares or more and it is not
known whether the development falls within sub-paragraph (c)(i); (d) the provision of a building or buildings
where the floor space to be created by the development is 1,000 square metres or more; or (e) development
carried out on a site having an area of 1 hectare or more.
180

NPPF Section 7 paragraphs 56- 68; Section 12 paragraphs 126-141.

181

NPPF at paragraph 56.

182

NPPF at paragraph 59.
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Distinctive areas within Buckingham

Town Centre

North Western Arc

Industrial Areas

Heartlands

Eastern Residential

St Peters and St Pauls Church & Environs

Western Residential

Western Approach
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(a) Town CentreThis area forms the central focus of the town. The main thoroughfare extends from
the Stratford Road entry point [A422] in the east through High Street to the junction
of the A422 & A413 at the Old Goal, through Market Hill to the Old Town Hall
junction of Market Square, Bridge Street, Castle Street & West Street. These roads
extend the retail and commercial areas, and there are shopping precincts off.
Strengths:
·
Contains two striking focal landmarks – The
Old Gaol & the Old Town Hall.
·
Additional notable Historic buildings such as
Chantry Chapel,183 Christ Church Hospital and
Castle House, Grade I listed
·
Retains old market features such as the Old
Cattle Market [utilised for Flea Markets on
Saturdays; monthly local Artisan Food Markets; &
occasional visiting Continental Markets] and the
Bull Ring which provides a central feature and
space to the centre.
The Old Gaol

183

·

Contains many historic buildings and frontages including a number of
listed buildings, which provides a wide variety of architectural styles
and a mixture of residential and business use. The mix of residential
housing includes retirement flats, flats and houses catering for a wide
range of ages and lifestyles.

·

Provides a focal point for the town with connected streets providing a
framework for central retail and commerce.

·

Majority of healthcare providers are sited here or roads leading off,
including the Buckingham Community Hospital.

·

Significant tree plantings including a Mongolian Lime in Bull Ring, and
avenue of limes in the Old Cattle Market.

Now administered by the National Trust.
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Weaknesses
·
Retail signage needs to be monitored/
Shop Frontage – use of traditional
materials/colours in the future.
·
Pavements,
appearance
and
adequacy for disabled access/prams due to
narrowness and high raised kerbs.
Wharf House, Stratford Road

·
Parking which impacts on retail;
employment and tourism.

·

Pedestrian Crossings particularly
around A413/A422 junction

·

Traffic flow at Stratford Road at
Wharf House where a pinch point
occurs; traffic flow at the A422/413
junction at the Old Gaol, and mini
roundabout at Market Square, West
Street, Bridge Street & Castle
Street.

·

Historic frontages lost to bland retail
buildings

Modern retail frontages

(b) Heartlands - Buckingham is fortunate in the amount of green space at the
centre of the town, referred to as the Heartlands. This consists of Bourton
Park, Bourton Road, Heartlands development and the Buckingham Cricket
Ground.
Strengths ·
Green space in very close proximity
to town centre.
·
Leisure space in form of Bourton
Park; Buckingham Cricket Ground and
Buckingham Athletic Stratford Road
Football Ground
Green Space through town

·

Provision

of

safe

walking
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cycling routes

Weaknesses ·

Heartlands –
routes/vistas
development

·

Lack of complete connection to
Chandos Park river path

.

lack of
through

clear
the

Lack of vista through Heartlands

(c) Western approach including University main campus and Tingewick Road, Mitre
Street, Gawcott Road, Bath Lane & Fishers Field
The University of Buckingham was the U.K.’s first independent university. The main
campus is situated to the south west of the town on a site bisected by Hunter
Street.184 Tingewick Road is an arterial road from the by-pass, and when it becomes
Nelson Street and then Castle Street provides a main road route into the town
centre. The University campus is a mixture of renovated buildings and purpose built
accommodation. Bath Lane, Mitre Street and Westfields provide residential
accommodation, whilst there are industrial areas185 on either side of the Tingewick
Road, which then leads out to open fields towards the by-pass. In this area lies St
Rumbold’s Well which has scheduled ancient monument status. Additionally there is
a small amount of commercial use at the top end of the Gawcott Road beside the bypass.
Strengths –
·

St Rumbold’s Well – Scheduled Ancient
Monument186

·

The University of Buckingham Campus

·

Green space through Berties’ Walk and
Prebend House, University campus

184

The second site is at Verney Park on the A413 leading south out of the town.

185

One industrial site has now been acquired by the University of Buckingham and its development and use
forms part of the University’s Campus Development Framework.
186

No.29442
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Railway Walk
·

Attractive approach to the town with views of church.

Weaknesses·
Tingewick Road Industrial Area
questions of suitability for continuing use.

–

·
Lack of enhancement of area around St
Rumbold’s Well

Current state of St Rumbold’s Well

(d) Church of St Peter and St Paul’s and environs – [Well Street, Victoria Row,
Manor Street, Nelson Street, Church Street, Elm Street, School Lane, Bristle Hill, St
Rumbold’s Lane, Mill Lane]
The Church of St Peter and St Paul sits on Castle Hill and as such presents a
landmark which can be seen from most approaches to the town, as well as providing
beautiful vistas within the town itself. The Church grounds house the town’s War
Memorial and provide a significant green space in this area, with the notable copper
beech trees near the Church gates. Within West Street, Castle Street, Nelson Street
and Well Street there are retail and commercial units but the area is predominantly
residential. There is a heavy concentration of listed buildings within this area. The
former Graveyard provides an additional green space and includes a number of
listed tombstones.
Strengths·
Church of St Peter and St Paul Grade I
listed building provides a central landmark of
the town.
·
Church grounds and former Graveyard
provide central open green spaces with
notable tree plantings;
·
Radcliffe Centre, a University of
Buckingham building which provides a
varied use cultural space for the town and gown use.

The Old Graveyard

·

Many listed and interesting historical buildings providing a pleasing
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residential environment interspersed with retail and commerce space.
·

Easy of walking/cycling to main town centre for residents.

Weaknesses –
·

Parking - as result of the age of many
buildings there is heavy reliance on onstreet provision.

·

Connectivity and visibility of retail and
commerce with the main town centre.

·

Traffic pinch point at Castle Street
junction with West Street

Junction of Castle Street & West Street.

(e) Eastern Residential – Badgers, Linden Village, Page Hill, Lace Hill
These four residential estates form a band to the east of the town; initial
development of the first three was in the 1970s and 1980s. The Lace Hill
development started in 2012. They provide a variety of housing styles and
accommodation. There are two existing primary schools, Buckingham Primary
School & Bourton Meadow Academy, and there is a third primary school planned in
the Lace Hill Development.
Strengths ·

Badgers, Linden Village and Page Hill
have reasonable-to-good walking and
cycling access to town.

·

Good selection of housing types and
styles
Different styles of houses on Linden
Village

Weaknesses-

.

·

Lack of off-road parking provision, and adequate visitor parking
provision.

·

Congestion around Bourton Meadow Academy at morning commuter
peak time and also at school closing time, affecting residents of Linden
Village.
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·

Lace Hill development and lack of connection to the town centre due to
physical barrier of by-pass.

·

Lack of local building materials

·

Paucity of social and community facilities.

(f) Western Residential – Mount Pleasant, Lenborough Road, Station Road,
Chandos Road, London Road, Meadway, south of Bourton Road, Bourtonville, St
Bernardine’s Way, Verney Park
This area lies to the south of the river and the town centre. There is a good mixture
of housing stock and styles. Mount Pleasant and St Bernardine’s Way are the most
recent developments, with Lenborough Road, Station Road and Chandos Road
predominantly Victorian. Bourtonville is pre-WWII housing stock, and the houses on
London Road are 1920s and 1930s detached villas. It also includes the Royal Latin
School, The Buckingham School, & Grenville Combined School & Nursery. There is
also a major part of the Railway Walk, which provides a walking/cycling route
between Chandos Road and the by-pass alongside Meadway. In addition this is an
easily accessible green space with significant wildlife, providing connectivity to the
Western Approach area. Furthermore the grounds of the Royal Latin School provide
a notable treescape; the grounds and playing fields of the schools add to the green
space, and nearby there is Chandos Park, with tennis courts and a Bowls Club.
Further south on the London Road, there is the Swan Leisure Centre, alongside allweather playing fields. There is a significant open green space at Verney Park
adjacent to the University’s campus and beyond towards the by-pass is another area
of green space used as playing fields. This enhances the green approach towards
Buckingham on the A413 arriving from Aylesbury.
Strengths·

Overall good mixture of housing stock and styles

·

Significant areas of green space and sports facilities

Chandos Park

Weaknesses·

Significant traffic congestion on the London Road and Chandos Road at
morning peak times and school closing times. Parking for schools in the
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residential areas of Chandos Road & St
Bernardine’s Way.
·

Parking problems on Chandos Road
causing congestion aggravated at peak
times by school buses and private traffic
to the schools and nursery.
Chandos Road Parking

(g) North Western Arc; Brackley Road, Cemetery, Stowe Avenue, Western Avenue,
Moreton Road and roads off, to Maids Moreton boundary; Addington Road.

Strengths –
·

Good variety of housing types and styles.

·

Maids Moreton Avenue – a green space and wildlife area.

·

Sandpits – designated site of special interest locally
·
Cemetery provides a treescape and green
approach to the town on the A422.
·

Stowe Avenue Entrance

West Ends Bowls Club

·
Stowe Avenue provides vista and access to
the Stowe Landscape Gardens, a major tourist
attraction and significant green space for
Buckingham although outside the BNDP area.

Weaknesses·

Coalescence between Buckingham and Maids Moreton – loss of
separate identities

·

Addington Road congestion and pinch point

·

Western Avenue on-street parking

·

Cemetery near capacity due to bedrock

·

Transport routes to Silverstone are not adequate to encourage
interaction between Buckingham and the Development Park/Technical
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College.

(h) Industrial Areas – Buckingham Industrial Estate Osier Way
This industrial park lies to the south of Buckingham on the by-pass. It also contains
the Household Waste and Recycling Centre which generates additional road traffic.
The Indoor Bowls and Snooker Club is also located here. There is a mixture of
manufacturing businesses and service providers. Several businesses have relocated
here from the town centre in recent years.
Strengths·

Good capacity and variety and occupancy of units

·

Possible room for expansion at Buckingham Industrial Park

Weaknesses·

Connectivity
cycling.

for

walking

and

·

No bus service

·

Adequacy of the surrounding
roads to cope with traffic at peak
times.

·

Some attempts to use units for
retail purposes which moves retail
out of town centre.

Retail uses on the Industrial estate
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Appendix 1 Sources Consulted
Anglian Water Water Resources Management Plan, Main Report, February,
2010,
AW055/11/08;
http://www.anglianwater.co.uk/_assets/media/AW_WRMP_2010_main_Report.p
df
Anglian Water, Guidance on the use of sustainable drainage systems [SUDS]
and an overview of the adoption policy introduced by anglianwater;
AW162/07/09;
AMT-1 Market Town Benchmarking Buckingham 2012 Report December 2012
Aylesbury Vale Advantage Ltd Buckingham Town Centre Parking and
Sustainable Transport Study, Arup February, 2011 [This report was rejected by
Buckingham Town Council on the basis of its proposals for parking charges
and restrictions; however the evidential basis seemed to have been accepted –
Minutes of Full Council for 15th August, 2011 Item 279/11]
Aylesbury Vale Employment Land Study 2008
Aylesbury Vale Employment Land Review Update Final Report GL Hearn,
September 2012.
Aylesbury Vale District Council Buckingham Fact Pack, July 2011 CD/FP/010
Aylesbury Vale District Council Retail Survey Update 2009
Aylesbury Vale District Council VAP & CIL Viability Study, September, 2012,
Dixon Searle
Buckingham Historic Town Assessment
Buckinghamshire County Council.

Report

December

2008,

Buckingham Land Use and Traffic Assessment Jacobs for Transport for
Buckinghamshire and AVDC, August 2012 –
Buckingham Transport Model Local Model Validation Report June 2012 Jacobs
for Transport for Buckingham
Buckingham Transport Model Traffic Forecasting and Assumptions, August
2012 Jacobs for Transport for Buckingham
Buckinghamshire County Council Buckinghamshire Cycling Review, October
2002, Babtie
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Buckinghamshire County Council, Local Flood Risk Management Strategy,
draft for Consultation, October, 2012 http://www.transportforbucks.net/Uploads/121002_Final_Part_2.pdf
DCLG – 2012-based household projections in England 2012-2037 – Live
Tables, Table 406
EastWest Rail - www.eastwestrail.org.uk
Food 2030, Defra, 2010
Local Green Space Designation, Open Spaces Society Information Sheet
No.C20, May 2013
Planning for Custom Build Housing A Practice Guide, National Self Build
Association, First Edition, 2012
Planning for the environment at the neighbourhood level, English Heritage;
Environment Agency; Forestry Commission England Publication code LIT6524
Preliminary Flood Risk Assessment Report, Jacobs for Buckingham County
Council, May 2011.
Private Rental Sector in Buckingham – Report by Stephen Townsend, Chapter
1
SilverstoneMasterplanhttp://www.silverstone.co.uk/Global/pdf/Design_and_access_statement_pt1.pdf
Survey of Allotments, Community Gardens and City Farms – Professor David
Crouch of the University of Derby for the Office of the Deputy Prime Minister
[now DCLG], 2006
Transport for Buckinghamshire Local Transport Plan 2011-2016 [LTP3]
Transport for Buckinghamshire Local Transport Plan 2011-2016 Local Area
Strategies
University of Buckingham Campus Development Framework Document, 2011.
Copy available on request from Buckingham Town Council.
Vale of Aylesbury Plan Strategy 2011-2031; other core documents and
supporting documentation.
Water Cycle Evidence for Vale of Aylesbury Plan, Halcrow, September, 2012
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