High Wycombe Reserve Sites: Transport Framework: extracts
5.3 Abbey Barn North
Abbey Barn North is an 11.3 hectare plot of land covered with trees, shrubs and
woodland. Over half of the site is designated as Local Wildlife Site (LWS) /
Biological Notification Site (BNS). The topography of the site forms a north-facing
natural bowl or amphitheatre with steeply rising land on three sides. Abbey Barn Lane
is at the top of one of these steep slopes, the natural access point to the site is from the
north east of the site via Kingsmead Road
Abbey Barn Lane is a narrow (approximately 5.5m width) carriageway, with a
bending alignment and crests restricting visibility in places. According to Manual for
Streets 34, a 5.5m straight carriageway is the minimum width possible for two large
vehicles to pass.
On Abbey Barn Lane there is a one-way give-way controlled crossing of a weak
bridge structure at the northern end of the link. The inter-visibility of the give-way
control at this location is observed to be insufficient, with conflicting movements
frequently meeting on the bridge. A high level of existing ‘link friction’ is observed
on Abbey Barn Road, with a school, bus stops, HGV access and informal residential
parking resulting in a constrained link capacity.
For the purposes of this report WDC initially estimate that 75 homes could be
developed on the Abbey Barn North site. Abbey Barn North is located adjacent to two
wards included in the 2011 Census, Ryemead ward and Abbey ward. The combined
census main method of travel to work data for these two wards indicates that 42% of
employed local residents drive a car or van to work, by comparison 4% are passengers
in a car or van, 4% use rail services, 4% use bus services, 1% cycle and 10% travel to
work on foot.
The quantum of vehicle trips is indicated by TRICS to be a total of 42 vehicle trips in
the AM peak and 44 vehicle trips in the PM peak.
Key traffic routes will include Abbey Barn Lane, Daws Hill Lane, Abbey Barn Road,
A40 London Road (towards the town centre), Heath End Road, Kingsmead Road and
also Marlow Hill (particularly in the PM peak). It is thought that Kingsmead Road is
shown as attracting new development trips due to capacity constraints and forecast
congestion on the A40 corridor east of Abbey Barn Road.
5.4 Abbey Barn South
Abbey Barn South is a 33 hectare plot of land located to the south-east of the town
centre. A woodland ride through the site, forming almost half the site, has a ‘Green
Space’ designation and TPO on the trees along the ride. There are public rights of way
crossing the site. The topography of the site is relatively level, with the site located
along a crest at the top of Daws Hill, a low point exists at the northern corner of the
site. To the west of the site work has commenced on the new dwellings and other
facilities on the RAF Daws Hill site.

The current alignment of Abbey Barn Lane provides a couple of opportunities to form
an access junction onto the site. The Masterplan for the RAF Daws Hill site also
includes provision for a connection via that site for all transport modes. The existing
priority junction arrangement of Abbey Barn Lane / Heath End Road is constrained by
a farm access slightly staggered from Abbey Barn Lane. The description of the local
highway network for Abbey Barn North is pertinent also to Abbey Barn South.
For the purposes of this report it is estimated that 465 homes and 7,000 square metres
of employment land could be developed on the Abbey Barn South site. Abbey Barn
South is located adjacent to two wards included in the 2011 Census, Ryemead ward
and Abbey ward. The data indicates that 42% drive a car or van to work, by
comparison 4% are passengers in a car or van, 4% use rail services, 4% use bus
services, 1% cycle and 10% travel to work on foot. The quantum of vehicle trips is
indicated by TRICS to be a total of 376 vehicle trips in the AM peak and 369 vehicle
trips in the PM peak.
Key traffic routes will include Abbey Barn Lane, Daws Hill Lane, Heath End Road,
Desborough Avenue, A4010 John Hall Way, A404 Marlow Hill, Abbey Way, Abbey
Barn Road, A40 London Road, and Kingsmead Road.

7.7 Abbey Barn South Site Package
Vehicle access to Abbey Barn South is to be provided via Abbey Barn Lane and
through the RAF Daws Hill site. Although not part of the Abbey Barn South site, the
adjacent ski slope site is also likely to be considered for development to be accessed
directly via Abbey Barn Lane and so should be kept in mind as part of the developer’s
access strategy. Topographical challenges could result in a travel mode share for the
development dominated by the private car unless significant local investment to
achieve a sustainable travel mode shift is agreed.
The development traffic impact at the Abbey Barn Lane / Heath End Road junction is
to be assessed and the junction designed to operate effectively with forecast future
traffic demands. This junction design will be required to slow down vehicles entering
Daws Hill Lane and to avoid encouraging traffic from using Winchbottom Lane. A
four arm roundabout design has been considered previously; however, this design
may encourage traffic to use Winchbottom Lane and would therefore not be entirely
suitable. The preferred concept is a three arm roundabout, with Winchbottom Lane
retained as a separate unsignalised T junction.
Further local transport schemes, considered necessary to connect Abbey Barn South
to the surrounding transport network and local facilities include:
• A shared use pedestrian / cycle path from within Abbey Barn South, joining the path
between RAF Daws Hill and Keep Hill Road. This scheme may require further
upgrades to the path provided by the RAF Daws Hill development, including lighting
or luminance. The purpose of this scheme is to provide an appropriate pedestrian /
cyclist link to High Wycombe town centre and should therefore include appropriate
signage at Keep Hill Road.

• A shared use pedestrian / cycle path linking with the path described above, including
provision of a safe crossing of Abbey Barn Lane and connecting to Amersham &
Wycombe College on the outskirts of Flackwell Heath. The purpose of this scheme is
to provide an appropriate pedestrian / cyclist link to connect the site to facilities in the
Flackwell Heath area and also provide wider strategic connections between Flackwell
Heath and facilities at Handy Cross Hub.
• Connect the bridleways through Keephill Wood and the Abbey Barn Lane shared
pedestrian path / cycle lane to Winchbottom Lane. This would complement access to
the unclassified road running north-south, west of Winchbottom lane, which was cut
off when the M40 was built. In addition, upgrade footpath LMA/22 to bridleway
allowing cycling access to this lane.
• An off-road pedestrian and cycle route through Dean Garden Woods to link Abbey
Barn South and North and then into the wider network • A 15-minute frequency bus
service takes a route through Abbey Barn South. A bus service via Flackwell Heath
could be diverted by the operator. Suitable bus priority is to be included within the
site and at nearby junctions to minimise possible journey time delays. The bus service
could provide onward travel to High Wycombe town centre via Handy Cross Hub.
• Reduced speed limits on Abbey Barn Lane and Heath End Road from national speed
limit (60mph) to 30mph or 40mph, as agreed to be most appropriate. This scheme
would ensure that an appropriate speed limit was in place reflecting the increasingly
residential and urban nature of the area. This would also prevent any unnecessary
restrictions to either providing vehicle access to Abbey Barn South or providing a
redesign of the Abbey Barn Lane/ Heath End Road junction.
• A signalised or upgraded bridge on Abbey Barn Lane, depending upon progress and
deliverability of more substantial improvements to the narrow bridge and nearby
junctions. This scheme would seek to resolve issues related to the inter-visibility of
the give-way control to ensure that a safe method of control was in place.
• Abbey Barn Lane is narrow in places, with a bending alignment and crests
restricting visibility. There are no footway facilities on Abbey Barn Lane. Modest
widening or realignment of ‘pinch-points’ would ensure that an appropriate
carriageway width and standard of route was provided.
• Providing a vehicular connection through to RAF Daws Hill and access to Abbey
Barn South via Daws Hill Lane. The local transport package for Abbey Barn South
and Abbey Barn North is illustrated in Figure 7-B.

See extracts from Appendix G and H below for comments on Winchbottom Lane.

Appendix G. Scheme Prioritisation Table: extract on Winchbottom Lane
Ref

Option

Description

H-5 Upgrade Winchbottom Lane
Southern Link Road between
Heath End Road and Handy
Cross

Cost

Implement a full upgrade
to Winchbottom Lane to
full two way operation.

H-6 Upgrade Winchbottom Lane Implement a full upgrade
Southern Link Road between to Winchbottom Lane to
Heath End Road and A404(M). full two way operation
with the A4155 between
Little Marlow and the
Westhorpe roundabout.
H-7 Additional passing places along Deliver a series of passing
Winchbottom Lane to improve places to resolve potential
the safety of the route.
safety issues along the route.
The scheme has an adopted
flood improvement line.

Timeframe

£1-5m

2022-26

£5m

2022-26

£1-5m 2019-22

Appendix H. Discounted Schemes: extract on Winchbottom Lane
Reasons for Discounting
Moderate beneficial impact
Ref

Option

Problems Objectives

H-5 Upgrade Winchbottom Lane
Southern Link Road between
Heath End Road and Handy
Cross

H-6 Upgrade Winchbottom Lane
Southern Link Road between
Heath End Road and A404(M).

H-7 Additional passing places along
Winchbottom Lane to improve
the safety of the route.

Χ

Χ

Notes
Previous studies indicate
little benefit of
implementing this scheme
which also introduces traffic
issues. Also unlikely to be
deliverable due to AONB

There is no evidence of the
current value for money of this
approach. Also unlikely to be
deliverable due to AONB.
Potential minor road safety
 benefits are not sufficient to
justify inclusion of this option
within this transport package.
Likely to offer poor value for
money.

Wycombe Reserve sites Draft Infrastructure Delivery Plan: relevant extracts
The Council are inviting views on the infrastructure assessments, proposed mitigation
packages and delivery mechanisms set out in this report. The consultation is open
from Monday 25 January 2016 to Monday 7 March 2016. You can send your
comments by 5pm Monday 7 March 2016 to planningpolicy@wycombe.gov.uk.
Section 1 – Introduction
Purpose and background of the report
1.1 In November 2014 Wycombe District Council’s Cabinet agreed to the release of
the Wycombe reserve sites (Abbey Barn North, Abbey Barn South, Gomm Valley and
Ashwells, Slate Meadow and Terriers Farm). These sites have been reserved for
development for many years and are being released to assist to contribute towards the
Council’s rolling five year housing land supply.
1.2 The Council is taking a proactive approach to the release of these sites which
includes working with prospective developers in the preparation of development
briefs and community involvement to ensure that as far as possible the wishes of the
community are reflected in the proposals that come forward for the development of
the sites and to secure high quality developments and better infrastructure planning.
1.3 A roundtable group of interested parties has been established to consider the
collective infrastructure impacts of the four reserve sites around High Wycombe and
the strategic transport impacts of all five sites. In the case of Slate Meadow nonstrategic transport infrastructure issues are considered by the site liaison group.
1.4 The purpose of this report is to set out: - The potential infrastructure requirements
of each of the sites including the impacts cumulatively where appropriate. - A strategy
for the delivery of the required infrastructure including costs and by what mechanisms
the infrastructure will be delivered including if there are any interactions or synergies
between the sites in providing the required strategic infrastructure
1.5 This report informs the development briefs for the sites which are the high level
master-plan documents that are used to guide and inform the development of large
strategic development sites. Development Briefs are not intended to be planning
application documents; their purpose is to provide the vision, the development
principles and a broad framework that will guide and inform the planning application
stage that follows.
------------------------------------------------------------------------------------------------------1.8 Buckinghamshire County Council and Wycombe District Council have
commissioned a separate transportation study to establish a package of potential
proposals for the five reserve sites as well as some town wide measures based on up
to date transport modelling, with suggested priorities reflecting effectiveness,
feasibility and deliverability. This report contains a short summary of the proposed
transport mitigation measures put forward in the Jacobs report.

The reserve sites
1.9 Abbey Barn North is located to the south east of High Wycombe and is a natural
bowl which is enclosed on three sides by steeply-sloping land. The site contains a
large number of trees, shrubs and woodland and important chalk grassland, which
represent constraints to the developable area of the site, as does the topography of the
site. The January 2014 consultation on the new Wycombe Local Plan (WLP) set out
that Abbey Barn North could provide for approximately 60 – 90 homes. It is also been
suggested that the site could provide for “park homes” instead of traditional
dwellings.
1.10 Abbey Barn South is located to the south east of High Wycombe on a flat site
above the valley which contains arable fields and woodland. The WLP January 2014
consultation set out two housing capacity options for Abbey Barn South depending on
the location of business development – option 1 of between 360 to 460 homes; option
2 of between 410 to 520 homes.
1.11 Terriers Farm is located on the northern side of High Wycombe close to
Hazlemere. It contains pasture land and is located close to the A404 on the northern
approach to High Wycombe. The WLP January 2014 consultation set out two housing
capacity options for Terriers Farm depending on whether a park and ride facility is
provided – option 1 of between 310 to 410 homes; option 2 of between 380 to 490
homes.
1.12 Gomm Valley & Ashwells is a Chalk Valley between the eastern edge of High
Wycombe and the villages of Penn and Tylers Green. The WLP January 2014
consultation set out two options for the development capacity of Gomm Valley and
Ashwells depending on potential impact on the landscape – option 1 of between 180
to 250 homes; option 2 of between 480 to 640 homes. Both options also allow for
employment land.
1.13 Slate Meadow is located between the villages of Wooburn Green and Bourne
End adjacent to the River Wye. Part of the site is a registered village green. The WLP
January 2014 consultation set out that Slate Meadow could provide for approximately
150 to 190 homes.
1.14 For assessment purposes, the following housing numbers have been assumed for
each of the sites, as being the midpoints in the potential capacities outlined above.
Where there were two options the mid-point of the higher option has been used for
modelling and assessment purposes. An average household size of 2.5 persons per
dwelling is used to establish additional populations, based on data from the 2011
census. 1.15 The housing numbers are indicative and may be subject to change as the
process moves forward, towards the completion of development briefs for each of the
sites and the submission of planning applications. The estimated housing numbers set
out in this report do not prejudice the outcome of any planning applications.

Table 1.1 – Reserve Sites housing numbers for assessment purposes
Site
Dwelling numbers
Abbey Barn North
75
Abbey Barn South
465
Gomm Valley and Ashwells 560
Terriers Farm
435
Slate Meadow
170
Total
1705

Indicative population
187
1162
1400
1087
425
4261

Abbey Barn South
4.13 Vehicle access to Abbey Barn South is to be provided via Abbey Barn Lane and
through the RAF Daws Hill site. Although not part of the Abbey Barn South site, the
adjacent ski slope site is also likely to be considered for development to be accessed
directly via Abbey Barn Lane and so should be kept in mind as part of the developer’s
access strategy. Topographical challenges could result in a travel mode share for the
development dominated by the private car unless significant local investment to
achieve a sustainable travel mode shift is agreed.
4.14 The development traffic impact at the Abbey Barn Lane / Heath End Road
junction is to be assessed and the junction designed to operate effectively –
roundabout is likely the preferred approach.
4.15 Further local transport schemes, considered necessary to connect Abbey Barn
South to the surrounding transport network and local facilities include:
- A 15-minute frequency bus service taking a route through Abbey Barn South. A bus
service via Flackwell Heath could be diverted by the operator. Suitable bus priority is
to be included within the site and at nearby junctions to minimise possible journey
time delays.
- A shared use pedestrian / cycle path from within Abbey Barn South, joining the path
between RAF Daws Hill and Keep Hill Road. This scheme may require further
upgrades to the path provided by the RAF Daws Hill development, including lighting
or luminance. The purpose of this scheme is to provide an appropriate pedestrian /
cyclist link to High Wycombe town centre and should therefore include appropriate
signage at Keep Hill Road.
- A shared use pedestrian / cycle path linking with the path described above, including
provision of a safe crossing of Abbey Barn Lane and connecting to Amersham &
Wycombe College on the outskirts of Flackwell Heath. The purpose of this scheme is
to provide an appropriate pedestrian / cyclist link to connect the site to facilities in the
Flackwell Heath area and also provide wider strategic connections between Flackwell
Heath and facilities at Handy Cross Hub.
- Connect the bridleways through Keep Hill Wood and the Abbey Barn Lane shared
pedestrian path / cycle lane to Winchbottom Lane. This would complement access to
the unclassified road running north-south, west of Winchbottom lane, which was cut

off when the M40 was built. In addition, upgrade footpath LMA/22 to bridleway
allowing cycling access to this lane.
- An off-road pedestrian and cycle route through Deangarden Woods to link Abbey
barn South and North and then into the wider network.
- Reduced speed limits on Abbey Barn Lane and Heath End Road from national speed
limit (60mph) to 30mph or 40mph, as agreed to be most appropriate. This scheme
would ensure that an appropriate speed limit was in place reflecting the increasingly
residential and urban nature of the area.
- A signalised or upgraded bridge on Abbey Barn Lane, depending upon progress and
deliverability of more substantial improvements to the narrow bridge and nearby
junctions. This scheme would seek to resolve issues related to the intervisibility of the
give-way control to ensure that a safe method of control was in place.
- Abbey Barn Lane is narrow in places, with a bending alignment and crests
restricting visibility. Modest widening or realignment of ‘pinch-points’ will ensure
that an appropriate carriageway width and standard of route was provided.

Section 9 – Utilities
Water
9.1 Thames Water has fully engaged in identifying the infrastructure implications of
developing the reserve sites and other growth in Wycombe. They responded to the
new Wycombe Local Plan options consultation in January 2014 and follow up
response specifically in relation to the reserve sites. A Thames Water representative
attended the Reserve Sites Infrastructure Roundtable on 21 May 2015 and the minutes
of this meeting are on the Council website.
Water Supply and Network
9.2 Thames Water supply area is divided into six Water Resource Zones (WRZ).
Wycombe district is primarily within the Slough, Wycombe and Aylesbury WRZ.
Their overall assessment shows a positive supply/demand balance up to 2040 for this
WRZ but with an anticipated large deficit of supply in London.
9.3 Thames Water Final Water Resources Management Plan 2015 – 20407 sets out a
raft of short, medium and longer term proposals to ensure sufficient water resources in
the Thames Valley and London area. These include demand These include demand
management and measures to address leakages as well new reservoirs and water
transfer schemes from other parts of the country to London and the South East.
9.4 The water supply network at a more local level in relation to the reserve sites will
require some local network reinforcements to accommodate the proposed new
housing. Developers will be required to fund studies (e.g. to test flow and pressure) in
order to demonstrate that there is adequate capacity both on and off site to serve the
development and that their development would not lead to problems for existing
users.

Delivery of water network upgrades to serve the reserve sites
9.5 Process – Developers will be required to fund and commission Thames Water to
carry out flow and pressure investigations and hydraulic model analysis. These studies
will assess the strategic and local network impact of the new developments and what
measures and upgrades may be required and the costs involved.
9.6 Possible requirements – Measures that may be required include new mains
connections and water booster stations to maintain water pressure.
9.7 Delivery – The infrastructure will be delivered both on and off site through new
mains supply and connections to existing mains. Agreements for delivery are made
directly between the developer and Thames Water. Conditions may be applied to any
planning permissions that will require any necessary measures to be in place before
any occupation of developments.
Sewage Network
9.8 Thames Water has stated that there are wastewater network constraints in
Wycombe district. Sewer flooding is a particular issue of concern to residents and the
potential of raw sewage seeping into watercourses is also a major concern for the
Environment Agency.
Delivery of sewage network upgrades to serve the reserve sites
9.9 Process – Thames Water state that where drainage impacts are identified (for
example in the form of increased demonstrable risk of sewer flooding as a result of
the proposed development), developers will be required to produce detailed drainage
strategies early on in the development planning process to identify any on and or off
site drainage infrastructure impacts, how these will be resolved, at what phases of the
development they will be constructed, by what means and establishing the level of
funding contribution by the developer and Thames Water.
9.10 Possible requirements – Measures that may be required include new sewers and
connections to existing sewers. Sustainable drainage (SuDs) solutions will also be
required on site by developments to minimise discharges to combined sewer
networks. SuDs features can be incorporated within open spaces and new streets and
can include swales, wet and dry attenuation ponds or features, porous paving and
filter drains
9.11 Delivery – The design of the sites should identify and plan for separate surface
water and foul drainage requirements including the provision of SuDs and rainwater
harvesting. New sewers and connections to existing sewers will be delivered on and
off-site with delivery agreements made directly between developers and Thames
Water. Conditions may be applied to any planning permissions that will require the
necessary improvements to be in place before any occupation of developments.
Sewage Treatment
9.12 The Little Marlow Sewage Treatment Works serves High Wycombe, Marlow,
Bourne End and surrounding areas. The Council works closely with Thames Water to
ensure they are aware of levels and timing of housing and employment growth so that

Thames Water ensures that sufficient headroom at the works is maintained to
maintain the performance of the treatment works and to meet their water quality
consents.
9.13 In early 2013 there were a number of problems at the Little Marlow Sewage
Treatment Works which led to a number of pollution incidents, caused by high flows
entering the works, equipment failure and power outages. These issues are separate
from the overall capacity of the works. In 2014 Thames Water 61 Draft Reserve Sites
Infrastructure Delivery Plan – January 2016 undertook an extensive refurbishment
programme to overcome these performance issues. This included: - Cleaning and
refurbishing the treatment tanks and equipment which increases capacity to treat
sewage after heavy rainfall and improves quality of water returned to the River
Thames - Strengthening of the screens at the treatment works which stops debris
entering the works and blocking pipes and pumps - Refurbishment of pumps and
installation of back-up pumps to ensure disruption to works is kept to a minimum
during power outages
9.14 Thames Water are working with the Environment Agency to establish the cause
and effects of the 2013 pollution incidents and specialists have been instructed to
carry out surveys of both the River Thames and the stream to the north of the works ,
to understand the general health of the river. In November 2013 the Environment
Agency reported that ‘Thames Water continues to improve their management of the
site and operations at Little Marlow Sewage Treatment Works are under better
control’.
9.15 In terms of the capacity of Little Marlow Sewage Treatment Works Thames
Water state that likely increased housing targets in Wycombe, including the
development of the reserve sites, means that the sewage works will need to be
upgraded in the coming years, and sooner than previously anticipated. The timing of
any upgrade is not certain and is dependent on the timing and occupation of major
development sites. Thames Water will be continuing to monitor the performance of
the sewage works and growth in the catchment, and ensuring that they continue to
meet their water quality consent requirements set by the Environment Agency,
ensuring there is sufficient headroom to treat the load and flow at the works within the
current consent parameters set by the Environment Agency.
Delivery of upgrades at Little Marlow Sewage Treatment Works
9.16 Process – Thames Water currently predict that an upgrade will be required in
Thames Water’s next Business Plan period (2020 to 2025). The exact timing of the
upgrades will depend on build out and occupancy of major development sites.
Thames Water will continue to monitor the performance of the sewage works and
levels of growth to ensure the sewage works continue to meet the water quality
consent requirements set by the Environment Agency.
9.17 There are minor upgrades underway including aeration diffuser replacement and
inlet screen replacement that will be completed in late 2015/early 2016 that will
maintain the capacity of the works.
9.18 Possible requirements – Possible Upgrades to the STW will include additional
treatment processes to improve the quality of treated effluent to the river and to meet

Environment Agency standards, further improvements to the inlet works pumping
systems and new sedimentation and aeration tanks. Thames Water have confirmed
that there is sufficient room at the site to accommodate additional tanks when
required.
9.19 Delivery – The capacity upgrades will be included in the Thames Water Asset
Management Plan. Public consultation on the next draft business plan is scheduled for
2018. Funding of upgrades will be through Thames Water.
Electricity and Gas networks
9.20 National Grid have confirmed that the planned distribution of housing growth in
Wycombe district will not have a significant effect upon National Grid’s strategic
infrastructure, in relation to both gas and electricity transmission, and that the existing
network will cope with additional demands. It is likely that some off-site
infrastructure reinforcements will be required on the local gas networks for individual
sites.
9.21 Scottish and Southern Energy have confirmed that at the present time the
primary electricity infrastructure can support the additional housing growth planned in
Wycombe to 2026. However it may be necessary to install additional volt cable
circuits from existing primary substations to serve new development areas. If
additional loads materialise then some local reinforcements may be required. Delivery
9.22 It is the responsibility of the developers of each site to liaise directly with the
relevant utility providers to ascertain exactly the level of upgrades that may be
required to serve the sites and to deliver these in association with the companies in
order to avoid any objections to planning applications that could otherwise result in a
refusal of planning permission. Upgrades that may be required will be new
substations and new gas mains.
Broadband
9.23 Internet infrastructure providers have been working on an on-going basis to
upgrade the national broadband network. For example, BT Openreach met their target
that by 2014 two-thirds of UK premises would have super-fast broadband, through the
process of laying fibre optic cables over the current copper lines.
9.24 Developers of the reserve sites should ensure that there is sufficient broadband
capacity to accommodate the new development and should upgrade to fibre optic
broadband if not already existing.

