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❚❚Executive Summary

This study has assessed the potential for future development
in Longwick and has identified the principal issues as:
■■ Longwick is reliant on the private car at present and so is

not a sustainable location for further development without
the provision of effective cycle routes and/or bus routes;
■■ however, the community facilities in the village could

accommodate a limited increase in population and would
benefit from increased participation.
On this basis, the limiting factor on development capacity
would be the primary school, which has some capacity that
would support a total of around 140 new homes.
Any development above this would require the primary
school to be enlarged to become two form entry. To justify
such an investment, the number of homes to be developed
would be out of scale with the character of Longwick.
A series of appraisals and technical studies, together with
consultation with the Parish Council and local community,
have identified a number of constraints that influence the
selection of suitable sites for development. These are:
■■ its historic character - a linear village, with remnants of the

pattern of original dispersed farmsteads and a number of
original farm buildings, now listed buildings;
■■ a form of development based on a relatively slow rate of

small-scale development, over time;
■■ a low profile in long views from the Chilterns AONB,

due to an irregular settlement edge and a surrounding
landscape of enclosed fields with planted boundaries;
■■ a green ‘gap’ between two parts of the village, and

generally a lush, green character created by planted
boundaries;
■■ a potential risk of coalescence with Princes Risborough

to the south;
■■ potential arboricultural and/or ecological issues in certain

locations that could influence site selection and capacity;
■■ relatively poor pedestrian environment within the village,

together with a lack of dedicated cycle routes to Princes
Risborough and/ or Thame;
■■ on-going problems with power outages and sewage

pump failures that need to be resolved by Thames Water
irrespective of whether any development takes place;
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■■ ground conditions that lead to ground and surface water

flooding issues in a number of locations in the village,
with a need for development sites to provide space for
drainage and landscape features, so leading to relatively
low densities;
■■ some need to upgrade utilities but no major capacity

issues for the overall scale of development envisaged;
■■ a settlement pattern today that is still primarily linear and

relatively narrow in width; and
■■ a ‘central area’ where community and other village

facilities are clustered.
A number of opportunities have also been identified:
■■ to create an open space to serve the northern part of the

village in the form of a village green;
■■ to identify sites for development in close proximity to

the central area to encourage people to walk to use
community facilities;
■■ to enhance existing pedestrian links and, in association

with development, to create new links to the ‘central area’,
including on Bar Lane, and from Boxer Road and Barn
Road to the Recreation Ground and village hall;
■■ to create a dedicated off-road cycleway from Longwick to

Princes Risborough;
■■ to replace the existing planted boundary treatment to

part of the Rose Farm frontage with a more appropriate
planted screen.
A site selection process has identified four sites as being the
most suitable sites for development. These relate in size to
the historic pattern of development in the village. Together
these could provide 85-140 new homes in the village, based
on a range of density from 12-20 units per hectare. The
appropriate density for each site will depend upon the detail
of site conditions and will need to be tested and confirmed.
This number of new homes is broadly within the range
that could be served by the current primary school. If a
better bus service to Princes Risborough town centre
and railway station can be provided, then the village could
accommodate development on all of these sites.
The form of any development should also respond to the
opportunities identified above to improve the environment
and strengthen the character of the village.
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❚❚1. Introduction

1.1 The Study
Tibbalds Planning and Urban Design and CampbellReith Hill
Consulting Engineers have been appointed by Wycombe
District Council to undertake a study to identify the capacity
of the village of Longwick for potential development. The
study presents an overview of the village, its character and
infrastructure requirements in relation to potential housing
growth.
Longwick is located within the northern part of Wycombe
District and to the north-west of the town of Princes
Risborough. It is close to the Chilterns Area of Outstanding
Natural Beauty (AONB) which forms a back drop to the
village to the south east. The village is situated on a low-lying
area of open farmland to the north of the Lower Icknield Way.

To Aylesbury
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Longwick
Princes
Risborough

Stokenchurch

It is intended that this study will be used by Wycombe
District Council to inform the decision making process for
planning applications that are submitted within the village
and to inform the development of the emerging Local
Plan. The Parish Council has recently decided to prepare
a Neighbourhood Plan and this study will also inform that
process.
The study was produced in consultation with the Parish
Council and the local community as well as with Wycombe
District Council. Its findings are based on this consultation
together with a series of professional reviews. This report:
■■ Reviews existing technical information about the

village and analyses the constraints that they place on
development in the village;

Great
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High Wycombe
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Wooburn and
Bourne End
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Fig 1.0.1: Longwick in its wider district context
Motorway
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District boundary

■■ Takes into consideration the views and aspirations of the

local community for the future of their village;
■■ Assesses the character of the village identifying the

features that are unique or valuable and should be
retained;
■■ Assesses the existing community facilities and local

schools and their capacity;
■■ Identifies the most appropriate locations for new housing

within the village;
■■ Assesses infrastructure improvements that are required

to deliver new homes and identifies broad costs for these
improvements; and
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Town
Village

■■ Identifies key design principles for each site that is

identified, that should be incorporated into any future
development proposals.
This study was undertaken over a very short period in
October 2014 and as such included a relatively strategic
review of some issues. These are noted in the relevant
sections of the report.
The review of technical issues is summarised in this report
and outlined in more detail in Appendix 1. Similarly the
consultation process is summarised in the main body of this
report and set out more fully in Appendix 2:
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1.2 The Study Area
The study area incorporates the built extent of the existing
village and open land that is within close proximity. The built
area of the village is situated on both sides of the Thame
Road, and includes small clusters of houses that extend
south east of Lower Icknield Way and south west beyond the
railway line.
There are a number of nearby hamlets within the parish
that also use some of the facilities located within the
village. These are Ilmer, Owlswick, Meadle, Little Meadle
and Horsenden. Residents within Longwick and the
surrounding villages also rely on the nearby towns of Princes
Risborough, Thame and Aylesbury for services, employment
and shopping. Princes Risborough is the closest town at
some 1.5 miles away to the south of the village. Thame is
approximately 5.5 miles away to the north west of the village
and Aylesbury is approximately 8 miles away to the north
east.

Fig 1.2.1: Approaching the main village from Lower Icknield
Way to the south

Fig 1.2.2: Gateway entrance into the village from Thame Rd to
the north

To Thame

Longwick
Study Area

Meadle

Longwick

Princes
Risborough

Fig 1.2.3: Study area for Longwick
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1.3 Planning policy considerations
Longwick is located within the northern part of the District.
The current planning policy framework for Longwick is made
up of the following documents which form the Development
Plan for Wycombe District:
■■ Wycombe District Local Plan (2004);
■■ Adopted Core Strategy (2008);
■■ Adopted Delivery and Site Allocations Plan (2013); and
■■ Buckinghamshire Mineral and Waste Local Plans to 2016

(part retained) and Buckinghamshire Mineral and Waste
Core Strategy.
Longwick is defined as a ‘Settlement Beyond the Green
Belt’ within the saved Local Plan policies (Policy C9). This
policy seeks to ensure that development at Longwick “does
not extend beyond the existing limits as defined on the
Proposals Map, other than as a result of the development
of the strategic sites identified in Policy H2”. In the existing
saved Local Plan policies no strategic housing sites are
allocated at Longwick under Policy H2.

for people.” The NPPG provides further guidance on the
importance of design in managing development.
A new Local Plan is currently being prepared by Wycombe
District Council. This will set the housing numbers that are
the target for the district. It will also address other strategic
issues including housing and mixed use allocations and
policies for the protection and provision of employment
land. It will review and, as appropriate, replace all remaining
saved policies from the current Wycombe District Local
Plan. The Parish Council has recently decided to prepare
a Neighbourhood Plan and this study will also inform that
process.
The new Local Plan has already been through a number of
stages in its production. A number of background studies
and research reports into particular topics have been
undertaken to inform the development of a number of
growth scenarios for the district. A series of strategic options
based on identified issues and the outcomes of the research
have been developed and were consulted on in January
2014. This report will be used to inform the preparation of
the new Local Plan.

Longwick Bog, sited to the south of the village and alongside
the railway line, is designated as a Local Wildlife Site.
This settlement boundary ensures that development in the
village reinforces its existing linear character, with individual
applications being assessed, amongst other things, against
generic design polices: Core Strategy Policy CS19, Raising
the Quality of Place-Shaping and Design; Local Plan policy
G3, General Design Policy; and Local Plan Appendix 1
Residential Design Guidance, which makes particular
reference to the criteria set out in By Design.
The NPPF and the NPPG have subsequently been
published, with the NPPG superseding ‘By Design’. Both the
NPPF and NPPG contain statements on the importance of
design, and as such, the existing policies are regarded as
up to date. The NPPF makes numerous statements about
the importance of good design, including paragraph 56:
“The Government attaches great importance to the design
of the built environment. Good design is a key aspect of
sustainable development, is indivisible from good planning,
and should contribute positively to making places better

Longwick Village Capacity Study
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Fig 1.3.1 Planning policy context

Key
Settlement Beyond the Green Belt boundary as defined
in the Local Plan
Longwick Bog: Local Wildlife Site
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❚❚2. Consultation

2.1 Parish Council meeting
A meeting was held with the Longwick-cum-Ilmer Parish
Council members on the 30th September to discuss the
village capacity study with officers from Wycombe District
Council. The consultation event was held to understand
how the village works today, what’s good and bad about the
village and what potential benefits new development could
bring. The team preparing this study wanted to understand
the village’s concerns and aspirations and to ensure that
their views were incorporated into the planning process.
The village was discussed with Councillors under a number
of key topic headings, including:
■■ Infrastructure;
■■ Social aspects of life in the village; and
■■ Landscape, boundaries and historic development.

General feedback was given that the village is a popular
place to live, with a strong community and good village life.
Longwick’s rural character makes it popular with the long
term residents of the village and those from further afield.
A summary of the key issues that were discussed under
each of the topics are as follows:

Fig 2.1.1: Image of mapping produced during the parish council
workshop

Infrastructure

Transport

■■ There is a sewage pumping station towards the north of

■■ A safe route for children to take to school was identified

the village that regularly fails and floods this part of the
village with sewage.
■■ There are frequent power cuts.
■■ Broadband is intermittent and mobile phone signal is

poor.
■■ Longwick is an area of springs and streams and as such

surface water flooding is very common in certain parts of
the village, especially on some key roads.

as an issue.
■■ The crossing point by the post office is successful and it

was discussed whether another crossing at the Thame
end of the village would improve safety and reduce
speeds.
■■ No public transport at peak times for commuters

travelling to the station adds to congestion.
■■ Cycling infrastructure is poor within the village itself and

also in terms of connections to towns and villages nearby.
■■ Parking is a problem as Longwick serves outlying

hamlets whose residents also park in the village.

Longwick Village Capacity Study
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Social aspects of the village and community
infrastructure
■■ Outdoor play space – the playing field by the village hall

is the main outdoor facility in the village. It contains a
number of different facilities and is used by a large range
of people in the village, including adult football and cricket
clubs and annual village events such as the May Fête.
■■ Community meeting space: The village hall is well used

and often oversubscribed. There is also a well used
scout hut and the school hall after school hours. Despite
these available spaces greater capacity for community
meetings would be useful.
■■ Shopping – the post office is essential to the village.

Thame has the greatest variety and quality of shops,
Princes Risborough is also used for convenience
shopping.
■■ Primary school – there are low pupil numbers in the upper

years of the school.

2.2 Community consultation event
This consultation event was held on Tuesday 7th October
2014 at Longwick Village Hall (3-9pm) to invite detailed
comments from residents about the village today and how it
could respond to change in the future. It was well attended
with 137 people signing the visitor list, and 26 questionnaires
handed in on the day. A further 19 responses were received
via the Council’s online survey and 5 emails, making a total of
50 written responses in addition to the many notes made at
the event.
In order to invite discussion, the format of the workshop was
a small introductory exhibition and five themed topic tables,
with maps for notes and comments invited from participants,
and the questionnaires included the same issues. The
topics included:
■■ Infrastructure
■■ Social facilities
■■ Landscape

Landscape, boundaries and historic development
■■ The landscape setting is a key part of the appeal of

Longwick especially to the east of the village. The
surrounding rural area is used for leisure walking and
cycling.
■■ Village boundary - The settlement boundary edge as

defined by 2004 policy does not reflect the built-up area
now. The village was seen to go up to the railway edge
in parts, but that the boundary was much closer to the
houses to the east. The cluster of houses to the south
and Longwick Mill are seen as part of the community.
It was felt that Princes Risborough should not extend
beyond Alscot or the Longwick Bog.
■■ New development – it was felt that the scale of the

existing planning application was too big, and that
dispersing sites around the village would be better in
terms of delivery (not all arriving at same time) and the
impact on traffic and road safety, as well as the character
of the village.
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■■ Village boundaries and historic development sites
■■ The best of Longwick

Additional activities included a 1:500 scale plan of Longwick
with the opportunity to use wooden block models to look
at the location of existing and possible new homes, plus
‘mental mapping’ and drawing houses for younger children.

Infrastructure
Infrastructure capacity and provision was an important topic
for the village and a large number of respondents focused on
this element of the exhibition.
■■ Road traffic

-- the Thame Road and Chestnut Way are busy and fast
roads. Traffic is perceived as often going faster than
the speed limit through the village.
-- These roads are congested at peak times in the
morning and evening as people leave to travel to work.
-- Key junctions at Chestnut Way / Thame Road and the
Bar Lane / Walnut Tree Lane crossroads are seen to
be at capacity and difficult to turn out of due to poor
visibility and junction geometry.

Longwick Village Capacity Study
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-- Bar Lane is a rat run to Aylesbury, making it difficult for
pedestrians and cyclists to use.
-- Parking on the roads and pavements adds to the poor
visibility along Thame Road.
-- The hedges and shrubs at the B4009 roundabout
restrict visibility for fast passing cars.
■■ Pavements

-- Pavements along Thame Road are in a poor state of
repair, with uneven surfaces and are too narrow to be
safe. This causes more people to drive rather than
walk to school / the shop / the post office.
-- Walking or cycling to Princes Risborough and the
train station, whilst not far in distance terms, was not
seen as safe or reasonable due to the poor quality and
intermittent nature of the pavements along Longwick
Road or Summerleys Road.
-- The footpaths across the fields are better quality but
do not help to ease transport issues. There were
requests for better surfaces on public footpaths and
bridleway connections to the Phoenix Trail.
■■ Road crossings

-- There was a perception that more road crossings on
Thame Road would be helpful, but that this would
increase congestion in the village.

Fig 2.1.2: Image of mapping produced during the public consultation
event

-- The village has no street lighting and there were mixed
views about the rural nature of the village making this
inappropriate and concerns about pedestrian safety
when its dark.
-- There are no cats’ eye markings through the village to
guide drivers or bollards so several homes have been
hit by fast vehicles.
■■ Public transport

-- There are no peak time buses through the village in
any direction which return on the same day.
-- The community bus is useful for those without a car
but is reliant on volunteers to run the service and only
runs off peak.
-- Popular destinations for public transport services
would be Princes Risborough station, Princes
Risborough town centre, Aylesbury, High Wycombe
and Thame.
Fig 2.1.3: Model used during public consultation event to explore
different densities within the village
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-- There was strong feeling that as there are no
employment areas within the village it is vital that
sustainable transport is provided to allow people
access to work.
-- The school bus service is judged to be significantly
more expensive than Arriva services in the wider area,
but which do not come to the village.
■■ Cycling

-- Is seen as quite hazardous due to the narrow nature of
the roads and the traffic speeds. Despite a number of
destinations being within a suitable distance to cycle.
-- The narrow and fast nature of many of the roads
forces many cyclists onto the pavements causing
conflicts with pedestrians.
■■ Parking conflicts

-- Local parking facilities are often oversubscribed as
many visitors come from surrounding areas outside of
the village. This is generally to visit the post office, the
shop, the village hall and the school.
-- The parking problem is felt to be exacerbated by local
people in the village also driving to these facilities.
-- Parking along the main road often blocks views out of
junctions but also helps to slow traffic down.
-- Briants’ and the Red Lion pub’s delivery lorries have to
park on Longwick Road to make deliveries, which was
seen as good for slowing traffic down, but also unsafe
for pedestrians.
■■ Utilities

-- Sewage flooding – the sewage pump at the north of
the village regularly fails and floods the local area with
sewage.
-- Electricity – there are regular power cuts to the village
the cause of which are not apparent. There is a link
between the power cuts and the sewage flooding
problem, as an emergency generator was installed to
help deal with the problem.
-- Broadband and mobile communications:
i. Mobile phone signal is perceived as poor.
ii. As the electricity supply is unreliable this has
a negative impact on broadband and internet
services.
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-- Surface water flooding – there are three main areas of
the village that are seen to suffer from surface water
flooding:
i. Bar Lane along the eastern side of Thame Road
and Sawmill Properties. This is seen to be caused
by the Bar Lane ditch being filled in.
ii. Chestnut Way / Bell Crescent – flooding is common
on these roads and the residential roads nearby.
Surface water is often found in gardens and on the
field south of the playing field.
iii. Localised flooding is also reported on Walnut Tree
Lane close to the railway embankment.

Social facilities
■■ Community meeting spaces

-- The village hall is well used and there is a perceived
need for more capacity as the village has a good
community life.
-- There is often conflict over the use of the hall car park
as it often gets filled with people not attending the hall.
-- The school hall is used after hours for activities.
■■ Shopping

-- The local shop and post office are seen as essential
facilities for the village.
-- Most people visit Princes Risborough for convenience
shopping.
-- Thame is popular as it has a larger number of shops
that are perceived to be of a higher quality than
Princes Risborough.
-- Aylesbury is visited for convenience and comparison
shopping.
-- The lack of free parking at Princes Risborough is
seen as a deterrent in comparison to the free parking
provision at Thame.
-- There is a concern that Tesco at Princes Risborough
is already a small store which would need to be
expanded.

Longwick Village Capacity Study
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■■ Medical facilities

-- Longwick residents are within the catchment area
for doctors surgeries in Princes Risborough. There
are 2 surgeries in the town that residents attend. The
surgeries are perceived to be at capacity and it is often
difficult to obtain an appointment.
-- Most people visit Thame, Princes Risborough and
Aylesbury to attend the dentist.
■■ Primary school

-- Longwick C of E Primary School is seen as excellent.
-- There are low pupil numbers in the upper years and
the school has previously been at threat of closure due
to uptake of places.
-- Parking and access can be difficult at drop-off / pick
up times, the School’s travel plan is hard to promote
due to local access issues.
■■ Affordable housing

-- There were several references to a requirement for
more affordable housing.

Landscape
■■ Landscape setting

-- Long open views out to the countryside are a key part
of Longwick’s appeal, particularly on the eastern side
of the village.
-- Closer to the village the landscape is less spectacular
but valued for its quiet rural character.
-- Circular walks around the village are popular.

Fig 2.1.4: Photos of public consultation event

-- Public rights of way are well used for walking, biking,
horse riding and running, with a desire for better
signposting and routes to walk to Princes Risborough.
■■ Wildlife

-- The hedgerows and railway embankments are seen
as important areas for wildlife.
-- A large variety of wildlife is seen throughout the village.
-- No street lighting and the green boundary treatments
along the Thame Road are seen to add to the rural
character of the village.

Longwick Village Capacity Study
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Village boundaries and historic development sites
■■ Village boundary and heart

-- Residents acknowledged the linear nature of the
village and the fact that it has gradually absorbed
development over time.
-- It was felt that the ‘community’ boundary of the village
extended much farther than the physical extents of
the village as it is an important centre for more remote
areas.
-- Most commonly the southern boundary of the village
is seen as the Lower Icknield Way, some people
included the cluster of houses through the railway
bridge as being within the boundary of the village.
-- The railway embankment was seen as the extent of
the village to the west for some but for many this was
also expressed as being the edge of development on
Walnut Tree Lane running north to south.
-- To the east the boundary was seen as the line running
east from Wheelwright Road.
-- Concern was expressed that growth at Princes
Risborough should not extend beyond the Longwick
bog or north of Alscot.
-- The village heart was generally perceived to be
between the Thame Road / Chestnut Way junction
and the Bar Lane / Walnut Tree Lane junction which
encompasses the shop, post office, school, village hall
and the pub.
■■ Development sites

-- Consultees were aware that many areas of the village
had been previously looked at for their development
potential.
-- The scale of the current planning application was seen
as too large a number to happen in one go.
-- Dispersing new homes around the village and in
phases was seen to better suit the character of the
village.
-- It was felt that new development should work with the
density levels of the village today and that the pockets
of green space around the village are important to its
character.

■■ Potential locations for development

-- There was a strong consensus that there needs to
be a coordinated plan and approach to the village to
manage further applications.
-- Any sites that are considered for development need to
have good access to the Thame Road.
-- It was felt that small pockets of housing could be
appropriate on some sites, although it was also
expressed that the gaps within the village are also
important to the character of the village.
-- A number of sites were identified by consultees, these
can be seen in Fig 2.1.5 overleaf and in full in Appendix
2.

The best of Longwick
Consultees were asked what were the best and most
positive aspects about living in the village. The following key
points were made:
■■ Rural setting

-- The rural character of the village and the connection to
the wider open landscape around it were seen as an
attractive feature of the village.
-- It is a peaceful and quiet location and still has many
working farms in the area.
-- It is a useful strategic location for access to other
places such as Oxford, London, High Wycombe and
Aylesbury.
■■ Community spirit

-- The village is very popular with long term residents
and also with more recent residents who have moved
to the area from elsewhere.
-- People generally know each other without being too
close both visually and physically.
-- It was felt that Longwick should not become a suburb
of Princes Risborough.
-- Residents recognise Longwick’s linear shape has
gradually absorbed new development over the 120
years.

-- There was a view that the farmstead along Thame
Road was a distinctive rural feature of the village and
whilst they are not listed are important to retaining its
village character. Infill development in this location
would spoil this character.
Tibbalds February 2015
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Fig 2.1.5: Key plan of potential areas for growth identified by the community
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■■ Potential ways of enhancing village life

■■ Infrastructure. There are fundamental problems with the

-- Most residents consider that the village works well as
it is at the moment.

drainage that need to be resolved if the village is to be
able to accommodate any growth.

-- Concern was expressed about the ability to integrate
a large new development into the community. It was
felt that this would have a negative impact on the
character of the village and its community spirit.

■■ Public realm improvements. Private car use is perceived

-- Some felt the village centre could be stronger, that
traffic dominates it and a more sociable centre with a
café / other retail mixed use would be popular.
The result of this is that the following key principles can be
drawn on to inform the capacity study:
■■ Development should support the village centre and be

able to integrate well with the existing village to maintain
and encourage the existing community spirit. This can
be achieved by:
-- Growth happening in smaller pockets around the
village, this encourages assimilation and means the
historic pattern of growth will be maintained;
-- Be located with good access to the Thame Road and
preferably within the main core of the village to support
the existing facilities.

to be high, even though a number of local journeys within
the village or to wider destinations could be undertaken
by foot or cycle. These journeys are made by car due
to the nature of the public realm along key routes within
the village. Narrow pavements and poor surfaces
discourage people from walking to the village facilities
and also to Princes Risborough.
■■ Highways. There are a number of junctions that are

perceived to be dangerous and busy. These junctions
could be improved to ease traffic flow and improve safety.
■■ Provision of a good quality pedestrian and cycle link to

Princes Risborough would help to reduce the number
of journeys that are made by private car to these
destinations.
■■ Improvement to public transport services to provide real

sustainable travel options, in particular more frequent
and direct services to Princes Risborough, Princes
Risborough station and Thame.

■■ Development should enhance the rural nature and

character of the village, by maintaining the following key
features:
-- The green boundary treatments along the Thame
Road.
-- The connections with the countryside beyond, both
visual and physical.
■■ Development should be at a density that is similar / not

out of proportion with the existing village.
■■ Hedgerows and other important wildlife/landscape

features should be respected and retained where
possible.
■■ It is important to retain green spaces throughout the

village.
The consultation also identified a number of more
fundamental / non site-specific issues that affect the whole
village and could do with improvement. These are as
follows:

Tibbalds February 2015
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❚❚3. Appraisals and Technical Studies

The purpose of this review is to check and confirm technical
capacity alongside a review of the character of the village, in
order to identify criteria for selecting potential development
sites. In section 4, possible locations for development are
then ranked in order of their potential for positive (or least
negative) impact on the village and reviewed against the
capacity of local services and infrastructure. This allows
a recommendation to be made that balances the various
impacts of development with the desire to make the village
a more sustainable place through limited and well planned
growth.

3.1 Historic character
Longwick is a distinct village settlement and always has
been so.
There is evidence of Longwick being an established farming
community from the seventeenth century. At this time the
village consisted of a series of scattered farm buildings set
within their associated fields and farmland. The farms were
focused along the old Turnpike Lane (now Thame Road)
as this provided good access to market at nearby Princes
Risborough and Thame. The Longwick Mill was also present
towards the south of the village. The farm buildings are
scattered along the road in a linear way with no clear centre
or heart at this time.
During the nineteenth century there was relatively little
development and by 1878 Longwick largely comprised
scenes of scattered farms and houses, amongst enclosed
fields, orchards and gardens. The character was rural and
agricultural with a settlement pattern that was open and
dispersed. Development was almost entirely linear and
based around Thame Road/ Chestnut Way although there
was some built development along Walnut Tree Lane.
The 1960’s OS map shows that development up to this time
occurred broadly in line with the existing plot boundaries and
stayed close to the Thame Road and Chestnut Way. In this
plan it is clear to see that the village is starting to develop in
two ‘halves’ with a focus to the south near the Lower Icknield
Way and another group of buildings at the north towards
Thame. A number of properties extend west along Walnut
Tree Lane and there are some on Lower Icknield Way.

Towards the end of the 1970s, more infill development and
densification of some larger plots has taken place, although
this is still generally within established plot boundaries
close to Thame Road. There has been some development
outside plot boundaries in a number of different locations in
the village. Generally this has been small in scale and within
existing field boundaries. The largest area to be developed
is at the south of the village in the triangular area between
Thame Road, Lower Icknield Way and Chestnut Way. The
development of Bell Crescent and the housing developed
to the west of Chestnut Way represent the largest plots
to be developed to date. Both of these areas involved the
amalgamation of plots or fields. To the west along Walnut
Tree Lane, there is a new development, generally within the
plot boundaries of the properties that were there previously,
and not extending west beyond them.
Since then, the village has continued to grow gradually over
time following the same scattered pattern of development
along the Thame Road. From the 1970s up to the present
day there have been some small areas of infill within the built
up area of the village but no large scale developments.
The village has retained a predominantly linear character,
based around the Thame Road. However, the western limit
of the village along Walnut Tree Lane is one that is historic.
Many properties have rear boundaries directly adjoining to
the surrounding countryside.
The most northern part of the village still retains its historic
pattern as an open and dispersed settlement with a rural
character and buildings set in landscape.
The break in the built form in the middle of the village is still
apparent today both in plan and also as you move through
the village where it appears as a green ‘gap’ in the built up
area. In this green ‘gap’, Rose Farm is an intact farmstead
with some historic interest, as another survival of the historic
character of the village and a link to its agricultural past.

The form of development today
The gross density of Longwick Village currently is around
10 dwellings per hectare but varies considerably from small
areas of relatively high density to other areas with large low
density houses.
There are several larger development areas within the village,
that were built mostly during the 1960s and 1970s.

Longwick Village Capacity Study
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Fig 3.1.1: 1878 Map of Longwick

Fig 3.1.2: 1960 Map of Longwick

Fig 3.1.3: 1978 Map of Longwick

Fig 3.1.4: 2014 Map of Longwick
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These are:
■■ Sawmill Road/Wheelwright Road - around 17 dwellings

per hectare (gross).
■■ Boxer Road/Barn Road/Williams Way - around 19

dwellings per hectare (gross).
■■ Bell Crescent - 13 dwellings per hectare (gross).
■■ Walnut Tree Lane (bungalows and 1960s housing) -

around 19 dwellings per hectare (gross).
These are generally on backland plots of around 1.7 to 2.5
hectares, with the largest being Sawmill Road/Wheelwright
Road at around 2.8 hectares.

9. 1/123 Barn to west of Anderdons Farm Cottage - G II Small barn. Mid-late C18.
10. 1/121 Anderdons Farmhouse - GII - House. Mid-late C18
11. 1/115 Redhouse Farmhouse - G II- House. Originally C17
12. 1/117 Granary adjacent to S. of Redhouse Farmhouse G II - Granary. Early C19.
13.-1/116 Barn c.20m. to SW of Redhouse Farmhouse G II- Barn. Mid C18.

Archaeological priority areas
Two Archaeological Priority Areas are identified in Longwick
as shown opposite in Figure 3.1.5

Listed buildings
The village contains several listed buildings; most of these
are farm buildings and barns from the eighteenth century.
There is a cluster of listed buildings to the north of the village
around Anderson’s Farm, Strattons Farm and Red House
Farm, which are a survival of the historic character of the
village.
The buildings and their settings are important in terms of the
agricultural heritage of the village and its rural characteristics.

Key findings:
■■ The historic character of the village is agricultural and

rural, with an open and dispersed settlement pattern
based on an essentially linear form of development along
Thame Road and Chestnut Way, although the western
limit of the village along Walnut Tree Lane is also historic.
■■ The linear settlement pattern is still evident today and

contributes to its historic character.
Listed Buildings
Refer to Figure 3.1.5 for locations of listed buildings.
1. 4/96 Longwick Mill (G.B. Gomme & Son). G II - Mill with
millhouse attached to left and barn attached to right. Mill and
barn are mid-late C18
2. 4/91 Woodbine Cottage - GII - Small house. Early C19.
3. 4/90A Chestnut Farmhouse - GII - House. C17
4. 4/120 The Red Lion Public House - GII - Public house.
Early-mid C19
5. Longwick War memorial, erected 1920. A granite Celtic
cross with slightly tapering shaft.
6. 4/119 Baptist Chapel - GII - Baptist chapel, disused. Circa
1800-1810.
7. 1/118 Sara’s Cottage and The Old Orchard (formerly listed
as The Old Orchards) - G II - Pair of cottages. C17
8. 1/122 Anderdons Farm Cottage - G II - Small house. Early
C16.
Longwick Village Capacity Study
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■■ The farmstead of Rose Farm creates a break in the linear

settlement pattern, experienced as a green ‘gap’, and it
also makes some contribution to the historic character,
as a survival of the original pattern of settlement.
■■ There are a number of listed buildings and two

archaeological priority areas in the village.
■■ The dispersed cluster of listed buildings to the north of

the village is important in terms of its contribution to the
historic character of the village.
■■ Development has generally occurred in small parcels,

dispersed throughout the village and along main routes.
■■ The pattern of development has generally followed the

existing plot and field boundaries.
■■ The gross density for Longwick village as a whole is

around 10 dwellings per hectare, but there is a range
of densities for different developments, ranging from
around 13 to 19 dwellings per hectare.
■■ The size of development parcels also varies and is

generally from around 1.7 to 2.5 hectares.
Tibbalds February 2015
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Fig 3.1.5: Heritage assets

Fig 3.1.6: Sara’s Cottage, GII listed building
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Fig 3.1.7: Redhouse Farmhouse, GII listed building

Fig 3.1.8: Longwick War Memorial,
GII listed monument
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3.2 Topography, landscape and
views
Topography, landscape and views
The village is located within the gently undulating, lowlying landscape of Longwick Vale as identified within the
Landscape Assessment of Strategic Sites (WDC, February
2014). Longwick Vale is an attractive rural area made up of
predominantly arable fields which are generally regular in
shape and of a medium size. Fields are often enclosed with
mature hedges and trees which break up the landscape,
particularly close to the edges of the village where they are
small in size (see figure 3.2.3). The railway embankment to
the west of the village is also densely planted. It acts as a
barrier to views from within the village and also screens the
village in longer distance views from the east. Longwick Vale
and the village of Longwick sit at the base of the Chilterns
escarpment which rises up to the south east of the village
beyond the town of Princes Risborough.
Longwick is the lowest point in the surrounding area which
means that whilst it is visible in long distance views from the
Chilterns AONB it does not appear as a prominent feature
in the landscape. This is in part due to the low–lying nature
of the village and also because of the extensive and mature
boundary planting to many of the fields. The planting along
the railway embankment also provides a backdrop to the
village, softening its appearance in views.
The village is visible from more local areas of higher land
to the east along the Lower Icknield Way. The location of
the Chilterns AONB in relation to the village and the railway
embankment that screens the village to the west means that
the eastern side of the village is more sensitive in views.

Fig 3.2.1: View into Longwick from Bar Lane to the east

Longwick is a clearly defined village in a landscape setting
and is a settlement that is clearly separated from any
other villages or towns. Princes Risborough is the closest
settlement at a distance of around 1.5 miles. A similar
capacity study is being carried out in relation to Princes
Risborough on potential locations for development to its
north, reducing the gap between the settlements. It is
important that the development of Longwick does not
extend southwards to coalesce with Princes Risborough.
Fig 3.2.2: Views of the Chilterns Hills to the south-east are important

Longwick Village Capacity Study
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Fig 3.2.3: Plan indicating the natural landscape and views around the village of Longwick

Longwick

Fig 3.2.4: View into Longwick from Whiteleaf Cross
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There are key views from the village towards the Chilterns,
particularly from along the Lower Icknield Way where the
land is slightly higher.
In the built up area of the village there is a significant amount
of planting on boundaries, which creates a lush, green
character for the street frontages. The most important
location for this is the green ‘gap’ that breaks the village into
two parts, made up of Rose Farm and the field opposite
on the east side of Thame Road. At this point, there are
some glimpsed views eastward to the countryside beyond.
However, it is the planting on or relatively close to boundaries
that generally creates the sense of the green ‘gap’ in the
built form. This planting takes the form of hedges and trees,
mainly deciduous, but the northern end of the Rose Farm
frontage features very large Leylandii. These provide an
effective and green screen although they do not relate well to
the landscape character of the village as a whole.

Longwick

Fig 3.2.5: Plan indicating the topography of the area as extracted from
GIS Contour mapping.

A high number of homes in Longwick benefit from views of
the countryside.
In order to assess the possibility of further development
within the village, LiDAR (Light Detection and Ranging)
data has been obtained and used to extract the one metre
contours shown on the topography drawing below. LiDAR
is an optical remote sensing technology that can measure
distance through laser technology.
The LiDAR data demonstrates that the village is relatively
flat with some small level changes as you move through Bar
Lane to the north and with more considerable level changes
to the south-east towards the B4009 Lower Icknield Way
where the land rises up towards Meadle.

Key findings:

■■ Where possible, development should maintain planted

boundaries within the built up area of the village, to
soften the built form and continue the existing lush green
character.
■■ The location and design of new development and open

spaces associated with it should maintain the presence
of green ‘gaps’ where they currently exist.
■■ The location of sites for new development should not risk

the coalescence of Longwick with Princes Risborough.
■■ The location and design of new development and open

spaces associated with it should acknowledge and aim
to mitigate any impact on views of the countryside from
existing homes.

■■ Planted boundaries and existing hedgerows / trees

on the periphery of the village should be retained to
ensure that the village remains screened in views from
the Chilterns AONB. This is particularly relevant on the
eastern side of the village which is more prominent in
these views.
■■ Densely and heavily planted areas within the village

should either be retained where they contribute to the
local landscape character, or replaced to create a similar
effect with more appropriate species.

Longwick Village Capacity Study
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Fig 3.2.6: Plan indicating the topography of the site as extracted from LiDAR data
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3.3 Access, movement and
highways
Vehicular routes and access
The village has one main vehicular route the A4129 Thame
Road. The route runs the length of the village with a 30mph
speed limit becoming a 40mph zone as it approaches
Lower Icknield Way. It is the primary route connecting the
village to Princes Risborough to the south east and Thame
to the north west. Lower Icknield Way whilst lower in the
road hierarchy (B road) is a busy road with a 40mph speed
limit between the two southerly junctions to the village, this
then becomes a 50mph road to the east of the Longwick
Road roundabout. Lower Icknield Way provides access to
Chinnor to the west and Aylesbury to the east. Within the
village the B4444, Chestnut Way, provides a secondary
connection from the Thame Road to the Lower Icknield
Way. Like Thame Road it is subject to a 30pmh speed limit,
becoming a 40mph road on its approach to the Lower
Icknield Way.
There is a perception, which was clearly expressed in the
public consultation undertaken, that traffic through the
village is too fast creating an unpleasant and dangerous
pedestrian environment. This is especially relevant at the
north and south of the village where traffic picks up speed
as it approaches the higher speed limit zones or where it is
entering the village from a faster area. There are areas in the
village where visibility is affected for traffic turning into and
out of key junctions by parked cars, street furniture and the
nature of the road geometry.
There is a crossroads within the village at Bar Lane / Walnut
Tree Lane. Bar Lane connects Longwick with Owlswick
and to other small settlements to the north of the village.
There is a local perception that Bar Lane is used as a ratrun from Longwick to Aylesbury, with drivers preferring to
drive through the smaller lanes onto Ford and to approach
Aylesbury from the west. Bar Lane is a single track road
with a de-restricted speed limit of 60mph. There is no
provision for pedestrians or cyclists on Bar Lane until the
lane approaches the Thame Road where a narrow pavement
is provided. Walnut Tree Lane, a single carriageway road,
provides access to the houses along this route and is the
main access to the primary school. The village hall and
Recreation Ground are all accessed off The Green from
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Thame Road, the parking in this location is popular and
often used by people visiting other nearby facilities such as
the post office, shop and school; as such it can become
congested and busy at peak times. The remaining routes
in the village are generally culs-de-sac or short roads that
serve residential areas.

Bus services
The town has an infrequent bus service (2 or 3 buses per
day, off peak, less than 5 days a week) that runs from Oakley,
through Thame and Longwick and then terminates at
Princes Risborough (113 run by Z and S bus services). Due
to the infrequent nature of the service it means that catching
an interchanging bus service to Aylesbury or High Wycombe
at Princes Risborough is difficult or almost impossible to
achieve. This puts increased pressure on parking facilities
within Princes Risborough as village residents drive to
the station, town centre or other towns. The nature of the
timetable also means that visits need to be well timed in
order to be able to catch public transport back to Longwick
e.g. you can take a bus to Thame but the only bus available
to return is within 2 hours of arriving. So scheduled bus
services cannot be used for regular journeys to work or
school.
There is also a Risborough Area Community Bus (RACB)
that serves various locations from Princes Risborough to
Longwick. This is run by local volunteers and provides up
to five services in each direction during off peak hours. The
service operates Mon-Sat and is an invaluable community
asset.
The level of public transport provision that serves the village
today is poor and does not encourage the community to use
sustainable forms of transport. To satisfy the requirements
of the NPPF for sustainable development, no large-scale
development can take place in the village until a frequent,
high quality bus service is available to nearby towns. This
may well be as much dependent upon the growth of Thame
or Princes Risborough as growth within Longwick itself, as
the scale of development required to support this level of bus
service would be likely to be significant.

Railway connections
The nearest railway station is Princes Risborough which is
served by the Chiltern Railways line and provides services to
Tibbalds February 2015
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Fig 3.3.1: Diagram summarising key vehicular and pedestrian movement
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Aylesbury, Bicester, Birmingham and London Marylebone. It
is approximately 2 miles from the village.

Cycle Network
There are no dedicated cycle routes within Longwick,
however some bridleways are used for leisure cycling.
The Phoenix Trail is a high quality and popular car free cycle
route that runs between Thame and Princes Risborough,
it is approximately 1.2 miles from the village. This can
be accessed from Longwick via a link that leads from
Walnut Tree Lane under the railway line connecting into the
bridleway to the west of the village.
Cycling to Princes Risborough and the station via the
main roads, whilst within a reasonable cycling distance, is
perceived as being dangerous due to the width of these
routes and the high speed of the traffic.

Pedestrian movement
Thame Road is a vital artery in terms of pedestrian
movement through the village, it is the only route that
connects all of the village. As such creating a safe and
pleasant pedestrian environment along this route is essential
to encouraging people to walk. At the moment Thame Road
is affected by the speed of traffic through the village, the
poorly maintained pavements (overgrown hedges and poorly
maintained surfaces) and the lack of safe crossing places.
As part of the research into the safety of this road data on
traffic incidents in the last five years have been reviewed.
The data shows that there have been ten reported incidents
in Longwick, all of the incidents have been classified as
‘slight’. The incidents are clustered around the key junctions
in the village with four incidents at the Longwick roundabout,
one at the junction of Chestnut Way and Lower Icknield Way,
one at Chestnut Way / Thame Road, two at the junction of
The Green / Thame Road, one at the junction of Bar Lane
/ Walnut Tree Lane / Thame Road and one at the northern
end of the village. The incidents mostly appear to involve
two cars, suggesting shunts while turning at junctions. The
review demonstrates that there are no significant clusters of
accidents and that this is in line with what would be expected
of this type of road. There is however a strong perception
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of danger along this road from the community meaning that
villagers are more likely to use private cars for short journeys
within the village putting additional pressure on local parking
areas and roads.
There is a traffic light controlled pedestrian crossing on
the Thame Road between the junctions for The Green and
Walnut Tree Lane. There are no footways on the north side
of Bar Lane and Walnut Tree Lane which make walking from
surrounding areas such as Owlswick difficult.
Facilities in Princes Risborough are used widely by residents
of Longwick and, whilst the town is within a reasonable
distance for walking, this is difficult due to the busy nature
of the roads and the speed at which traffic travels along key
routes. The footways along the south side of Longwick Road
and along the south side of Lower Icknield Way between
Longwick Road and Chestnut Way are fairly narrow and
typical of their location but are not suited to high numbers of
pedestrians. There are no footways on Summerleys Road,
which is the potential pedestrian route to Princes Risborough
station.
There are a number of public rights of way in the surrounding
area and these routes and the surrounding fields are used
regularly by residents and visitors for leisure walking and
cycling.
There is potential for Princes Risborough footpath 41 and
bridleway 42 (Fig 3.3.5) to be upgraded to provide good
pedestrian and cycle access to Princes Risborough through
the potential growth area at Princes Risborough. These
routes could connect either south west to Park Mill Farm or
south east back to Longwick Road.

Road network capacity and key junctions
A review of the latest Census journey to work data shows
that the majority of journeys at peak times are made south
via Longwick Road with a much smaller amount of traffic
travelling north towards Thame. Housing growth in the
village can reasonably be expected to follow this same
pattern of movement.
Initial testing of the highway network to understand
its capacity to accommodate new homes has been
undertaken. The testing uses a figure of 200 homes to
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assess the implications of a maximum number for the
moment, this can be further tested when likely housing
numbers have been refined. The critical junction likely to
see the largest increase in traffic is the roundabout on Lower
Icknield Way. A model of this junction has been prepared
using the background flows from the independent traffic
survey presented within the Gladman Homes Transport
Assessment. The Transport Assessment has been reviewed
by Buckinghamshire County Council as the Highway
Authority. The assessment shows that there is increased
pressure on the junction with the ratio of flow to capacity
of the B4009 southbound arm of the junction going above
the recommended threshold of 0.85 during periods of the
morning peak hour. Buckinghamshire County Council
consider this to be a severe impact and recommend some
improvements to the junction to increase capacity.

Fig 3.3.2: B4444 Chestnut Way

There is a perception amongst residents that both of the
junctions to the Lower Icknield Way are at capacity and
of a dangerous configuration. Locals report that visibility
especially in relation to right hand turns both into and out of
Chestnut Way are difficult and dangerous.

Fig 3.3.3: Lower Icknield Way

Key findings:
The following findings summarise important existing issues
facing the village and highlights improvements that are
required as part of any new development.
■■ Introduce traffic calming measures within the village to

slow traffic as it passes along Thame Road, and consider
extending the 30mph zone to the north towards Thame
and to the south east towards Princes Risborough to
discourage cars from speeding up at these points.
■■ Junction improvements are required to the southern

Fig 3.3.4: Unsurfaced section of Walnut Tree Lane

junctions of the village to improve visibility and help to
slow down approaching traffic and to accommodate
additional development traffic.

PRR/41/1

■■ Provision of better pedestrian and cycle facilities both

within the village and to Princes Risborough are required
to ease congestion and promote more sustainable travel
patterns.

PRR/42A/1

■■ Introduce better bus services, especially at peak times,

to link with the town centre and railway station at Princes
Risborough, and also to Thame, to reduce the number of
trips by car.
Tibbalds February 2015

Fig 3.3.5: Footpath 41 and Bridleway 42
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3.4 Community facilities

■■ Scout hut: This is located near the children’s play area

and is used by the scouts, beavers and cubs groups.
Longwick contains some 430 existing homes that
accommodate a population of approximately 1,200 people.
There is a well established community many of whom have
lived here for the last 30/40 years since the village saw its
largest expansion. Villagers report a strong community spirit
and there are a number of community groups and clubs that
operate which amongst others include:

If the village were to expand new housing could help
further support a number of these facilities. At consultation
a number of villagers noted that in the last decades a
number of pubs and other local businesses have closed.
New development in the village could help to support the
remaining facilities and help ensure their ongoing viability.

■■ Neighbourhood Watch;
■■ The Women’s Institute;
■■ Longwick Beavers, Cubs and Scouts;
■■ A number of sports clubs including cricket and football

clubs; and
■■ An active Parish Council.

There are a number of existing community facilities located
within the village that are popular and used for a variety of
activities. These include (see figure 3.4.1):
■■ The village hall: The hall is located on The Green, close to

the school and playing fields at the centre of the village.
It is a well used and popular facility that hosts a range of
activities.
■■ Village hall parking area: There is a parking facility at

the village hall that is often oversubscribed and used by
visitors to the village to access the post office, school and
other areas of the village.
■■ Post office and village shop: This is located on the Thame

Road close to The Green.
■■ Briants: This is a popular family business located in

the village that provides garden, machinery, forestry
equipment and fencing supplies.
■■ The Red Lion Pub: This is the only pub within the village,

it also has accommodation for rent.
■■ The Recreation Ground: This is located at the centre of

the village and has a large number of facilities including
children’s play area, cricket pitch and full sized football
pitch.
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Doctors surgeries and medical facilities
There are currently seven health centres/doctors surgeries
within 5 miles of the centre of Longwick village that are open
to new patients. These are:
■■ The Wellington House Practice in Princes Risborough

and Chinnor.
■■ The Cross Keys Practice in Princes Risborough and

Chinnor.
■■ Haddenham Health Centre in Haddenham.
■■ The Mandeville Practice in Aylesbury.
■■ Thame Health Centre in Thame.
■■ The Rycote Practice in Thame.

New developments will need to ensure that suitable
adequate local health provision is in place to serve the
residents. There may be some capacity at existing health
centres that could be used to serve new homes or it may
be possible that they could be expanded. However, it is
possible that a new health centre may be required, although
the funding and delivery of new surgeries is known to be
challenging.

Supporting existing facilities
The village already contains a number of good facilities and a
moderate number of new homes would be unlikely to trigger
the need for completely new facilities. Contributions may be
collected to provide enhancements and improvements to
the existing facilities within the village.
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New development will trigger Community Infrastructure
Levy (CIL) that can be used to fund improvements to existing
infrastructure in the village, potentially including such things
as community facilities. CIL charging rates are based on
floorspace rather than on numbers of dwellings so CIL
liability for a development will depend on the residential mix
that is proposed. Section 106 contributions can also be
required for this purpose where necessary to make a sitespecific proposal acceptable in planning terms.

Education
Longwick Church of England Combined School is a single
form entry primary school for children between the ages
of 4 and 11. The school had around 150 children on roll
according to a 2013 Ofsted report. The school reports
that it has a maximum capacity of 210 pupils and there are
currently 167 pupils on the roll (confirmed with the school
October 2014). This means that the school has potential
capacity for approximately 40 additional children. In their
March 2013 report Ofsted gave the school a rating of good,
with outstanding for the behaviour and safety of pupils.
Locals report that the reception and Key Stage 1 classes are
full but that the older years (Key Stage 2) are currently under
subscribed.
Longwick also has a pre-school which is located in the
village hall. The pre-school provides two sessions (9 to 3pm)
on Mondays, Wednesdays and Thursdays and one session
(9 to 12pm) on Tuesdays and Fridays. It has capacity to
accommodate up to 33 children with 27 children currently
attending. There could be scope to provide more spaces
by extending the service to two sessions on Tuesdays and
Fridays, however, this will require additional staff and the
availability of the Village Hall.
Teenagers in Longwick are in the catchment area for Princes
Risborough School, which is a mixed ability secondary
school for ages 11-18. It also has facilities for children with
specific social, educational and communications needs. It
is the closest secondary school to the village. The village
is also in the catchment area for two grammar schools,
including Aylesbury Grammar School and Sir Henry Floyd
Grammar School also located in Aylesbury. There are
school bus services to schools in Princes Risborough and
Aylesbury.

Fig 3.4.2: Village Hall

Fig 3.4.3: Play area

Key findings:
■■ Longwick is well served by community facilities for its size

and location.
■■ The quantum of growth the village is likely to see is

unlikely to trigger a requirement for new facilities, but
rather existing facilities could be expanded or improved.
■■ The primary school in Longwick has capacity to enrol

more children, especially in the Key Stage 2 years.

The impacts on education are set out further in section 4.5 of
this document.
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3.5 Drainage and flooding
Longwick and the surrounding area is an area with
significant surface water and ground water flooding due
to the geology and land form of the Upper Greensand
formation of the higher level Chiltern Hills overlying the
gault clays. Details of the area’s geology is set out in
CampbellReith`s Preliminary Geotechnical Risk Assessment
contained in Appendix 1.
The Wycombe District Council Level 1 2008 Strategic Flood
Risk Assessment highlights the impact of this geology:
“Groundwater flooding and fluvial flooding are strongly linked
in Wycombe District (excluding the River Thames). As many
of the watercourses originate from the chalk aquifers of the
Chilterns Hills, water levels within the chalk aquifer influence
both river flows and the likelihood of groundwater flooding.
As a result, should fluvial flooding of these watercourses
coincide with higher baseflows from groundwater, the
resulting flooding may be greater than that indicated within
this SFRA. This is because the capacity within the river
channel to convey the floodwater may be reduced by the
groundwater already in the channel. Therefore, flooding may
occur from storm events that would, under normal current
conditions, not cause out of bank flooding” (Wycombe
District SFRA Level 1)
Much of Longwick is indicated by the Environment Agency
to be Flood Zone 1 with only a few northern areas indicated
to be Flood Zones 2 or 3A and it would therefore be easy
to superficially conclude that flooding is not an issue.
However it is clear from a study of the surface water flooding
maps (contained in CampbellReith`s Technical Backgound
Reports in Appendix 1) that surface and groundwater
management must be a major consideration in reviewing
development potential.
Drainage in the area is poor and consists of a network of
drains and ditches which discharge in a north-westerly
direction towards the catchment of the Lyde Brook. There
are reports contained in the Level 1 SFRA of local flooding
in the area of Mill Lane and Lower Icknield Way and, at the
consultation event, residents identified regular local flooding
at Bar Lane, the Chestnut Way and Bell Crescent area and at
Walnut Tree Lane near the railway embankment.

Hydrological report in Appendix 1) shows that while the area
is categorised as Flood Zone 1 the Risk Mapping confirms
that the area suffers overland flows at 1 in 75, 1 in 100 and
1 in 1000 year return periods with the flooding to the southwest of Thame Road initially then crossing to the north-east
in the area of the School at The Green. The overland flow
paths then recross Thame Road at Red House Farm at the
northern end of the village. A comparison of the 1 in 75 Risk
Mapping together with the reported areas of flooding are
shown on Figure 3 in Annex B of Appendix 1.
Also included is the EA Detailed River Network Map which
illustrates the existing and suspected river network in
Longwick showing the stream to the west of Thame Road
and an intersecting stream from Owlswick. Of interest is the
culverted state of the stream parallel to Thame Road under
Walnut Tree Lane and it can be seen by inspecting the 1897
Ordnance Survey Plan that the original route of this stream
has been built over.
In addition to the surface water flooding and ground water
emergence there is a sewage pump station at the north of
the village that pumps sewage to Princes Risborough. The
sewage pump regularly fails resulting in sewage flooding this
part of the village which is clearly unsustainable and needs a
resolution regardless of any development in the village. It is
considered that the sewage flooding may be interrelated with
the emergence of surface water flows in extreme events that
affect the village. This could be due to a number of factors:
■■ As figure 3.5.1 indicates there is an existing and

suspected stream network that runs through Longwick.
This takes the form of a stream that runs to the west
of the Thame Road and intersects with a stream from
Owlswick. The stream has been progressively culverted
at some point during the eighteenth century and its
current condition is not known.
■■ The historic culvert runs to the west of the Thame Road

and it is reasonable to assume that building over this in
subsequent years has led to the culvert being susceptible
to blockage or damage, with sub-optimal capacity
resulting in overland flows finding alternative routes
through the village.

The 2008 SFRA report shows that Longwick is at the centre
of a network of potential overland flow paths and the EA
flood mapping (contained in Annex A of the Preliminary
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Fig 3.5.1: Map of reported flooding incidents and river network
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■■ The overland flow mapping (Figure 3.5.1) suggests a

linkage between the perceived lack of capacity in this
culvert and flooding to the east of Thame Road that may
be a contributing factor to failures of the sewage pump
to the north of the village as this becomes flooded with
surface water causing the pump to fail.
■■ The village also experiences frequent power cuts which

may also be linked to the drainage issues as the localised
flooding issues may be causing electricity outages in
electricity sub stations as a result of flooding.
In order to assess where new development would have the
least impact on the existing situation, CampbellReith have
carried out a technical review of a number of areas around
the village in relation to:
■■ Flood zones (fluvial flooding);
■■ Groundwater emergence;
■■ Surface water;
■■ SUDs (Sustainable Urban Drainage systems) potential;
■■ Local issues; and
■■ Flood warning areas.

The areas identified in the adjacent plan have been identified
by the project team and through public consultation.
None of them has been tested in terms of their detailed
flooding and drainage capacity. A table summarising
this comparative assessment for some of these areas is
shown overleaf. This ‘Initial Assessment’ table is intended
as a wayfinding tool to the least constrained locations and
should not be seen as suggesting that any location is totally
undevelopable. See also the technical report in appendix 1.
Almost all of the village is located outside of the critical
flood zones 2, 3a and 3b, meaning that no location is
‘undevelopable’ once an Exception Test has been carried
out. The localised flooding and surface water drainage
issues however, mean that some locations are more
developable than others. The issue is also something that
is sensitive with the local community as they have suffered
many years of surface water drainage issues, standing water
and road flooding and as such new development should
address these issues.
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Ground water flooding does not necessarily preclude
development and this is stated clearly within the SFRA.
Proposals for sites that are affected by ground and surface
water flooding need to ensure that:
■■ they at least do not result in the worsening of any risk

posed to adjoining properties by both passing surface
waters safely through any development; and
■■ they attenuate rainfall on development sites by storage of

rainwater in SUDs attenuation devices.
The high levels of ground water in the village and the
drainage capacity of the village mean that the ability to use
SUDs infiltration features is generally very limited. This
means that source control and attenuation are the only
practicable ways of utilising sustainable drainage within the
village.
The following mitigation measures are suggested as a way of
delivering practicable solutions on sites although some are
considered higher risk than others.
■■ Low density of dwellings per hectare that give

consideration to the 1 in 30 year rainfall events with an
allowance for climate change.
■■ Adequate green space to allow for maintenance of 1 in

100 year flood routing on site and/ or carefully managed
improvements of off-site overland flow routes to prevent
an increased risk of flooding to others downstream.
■■ Allowance in soft and hard landscaping for rainfall control

and storage.
■■ Local land raising to prevent overland flows flooding new

construction with due regard to avoiding increases to
flood risk elsewhere.
■■ Appropriate consideration of building drainage,

foundations and waterproofing
■■ Improvements to historic drainage routes through the

village including investigation of repair or replacement of
existing culverts including deculverting where possible
after detailed consideration with the EA.
The costs associated with the improvements to the historic
culverts that would be required are expected to be in the
region of £60,000 and would require cooperation of private
landowners.
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Fig 3.5.2: Summary of drainage issues for key areas of search around the village

Key issues to address:
■■ The sewage flooding issue needs to be resolved now by

Thames Water irrespective of any future development.
■■ Any level of development will need to resolve surface

water drainage issues in order to make it acceptable to
the village and to have a satisfactory solution. In order to
assess the best way to achieve this further studies such
as a detailed survey and consultations with landowners
and the EA would need to be undertaken. These further
studies could be commissioned by WDC as part of the
Local Plan process, or by developers.
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■■ The layout of selected development sites will need to

be at a low density and with sufficient green space and
drainage features to allow for sufficient surface water
drainage.

Tibbalds February 2015

B

A

C

E
am
Th

D

T

e

rL

an

e

d

a
Ro
G

F

Ba

S

I
J

H

ut

Tr
ee

La

ne

H

W
aln

P
Q

L

R

Constrained but possible

Ic
w
er
Lo

y
Wa

Key

M

kn

nut

iel
d

est

Ch

W
ay

K

N

O

Surface drainage issues

Least constrained sites

Fig 3.5.3: Comparative drainage assessment for areas of search

Tibbalds February 2015

Longwick Village Capacity Study
33

3.6 Utilities capacity
All statutory service providers have been contacted and
have provided drawings of their networks. Accurate quotes
for future provision and quotes for off-site reinforcement
cannot be given without formal requests for quotations once
exact details of the developments are known. CampbellReith
have discussed capacities with the providers and have
provided estimates of the likely order of costs.

Sewage
There is a 150 mm/225 mm diameter combined sewer
network within the village discharging northwards to a
pump station to the north of the village. The pump station
discharges to a large diameter 200mm rising main which
transfers foul sewerage to the Princes Risborough Sewage
Treatment Works.
Thames Water has informed CampbellReith that there
are some constraints to the waste water network within
Wycombe District and within the vicinity of the potential
development land. In addition there have been incidents
of sewer flooding and also the potential for sewage
seepage into watercourses which is of major concern of the
Environment Agency.
The Princes Risborough Sewage Treatment Works is located
to the south of the potential development sites in Longwick.
At the end of 2013, Thames Water undertook investigations
into the performance of the Princes Risborough Treatment
Works which highlighted that the inlets to the works had
not been performing to the level that was expected of them
and that modifications, including to operations, would be
required. These works were undertaken early in 2014.
With these modification and improvements now in
place, Thames Water do not foresee the need for any
significant upgrades at the current time, however, once the
development proposals for any site are progressed detailed
capacity assessments will need to be undertaken. The
results from these assessment may indicate that further
upgrade works may be required.
Longwick is served by a pumped rising main from a Thames
water pump station at the north end of the village which
regularly fails resulting in backing up of sewage particularly
when the service failure is associated with local surface
water flooding. It is not known whether the failure is
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associated with the pump operating systems which will be
under Thames Water control or failure of electrical supply
due to local outages associated with low lying substations or
overhead cables.
Thames Water are aware of the issue but to date nothing
appears to have been done possibly because of confusion
over the responsibility. Although not a planning matter per
se this is clearly not a situation that is sustainable particularly
as any development will by definition increase sewage
load. Thames Water will be likely to require some form of
contribution to mitigate an increase in capacity although
resolving the current operational issue is not something that
developers can be required to contribute towards.
Typical costs for a new substation would be c £40,000 and
typical costs for an adopted pumping station would be in the
region of £80,000 although these costs are not necessarily
additive. An average budget cost of £60,000 is estimated to
be a reasonable provision based on our current knowledge.
It is considered unlikely that the rising main will need any
capital works. A detailed feasibility study will be required
working with Thames Water and EDF to define the way
forward and a budget of £20,000 is recommended for this.

Water
There is a 75-100mm distribution pipe network throughout
the village.
Longwick lies within Thames Water’s Slough, Wycombe and
Aylesbury Water Resource Zone. Within the Water Resource
Zone, Thames Water have indicated that their overall
assessment shows a positive supply and demand balance
up to 2040 and do not anticipate any significant issues that
would critically undermine the viability or deliverability of sites
in the search area for residential development.
Although Thames Water have confirmed that there will be
a positive supply and demand balance within the Water
Resource Zone, there may be a requirement to upgrade the
Longwick supply network. The details and exact scale of
the upgrade works would be determined once the quantum
and timing of the development has been confirmed.
Such a requirement is likely to be triggered by large-scale
development proposals. Thames Water would require the
developer of any site to fund detailed capacity and flow
studies. If required a budget cost of £40,000 should be
appropriate for the studies.
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Gas

Key issues to address:

There are low pressure mains throughout the village with
the notable exception of Thame Road between Lower
Icknield Way and Chestnut Way where reinforcement would
be required in the event of areas L or M being developed.
An allowance of £25,000 is suggested as an appropriate
amount.

■■ The on-going problems with power outages and

Electricity
There is a high voltage network in the village with two
substations, these being the Bar Lane substation just to the
north of the road between the houses named Oakleigh and
Foxhaven, the Thame Road substation on Walkers Road,
and a substation on Boxer Road between nos 2 and 4.
Local failures of electrical supply are reported due to local
outages associated with low lying substations or overhead
cables.

sewage pump failures need to be resolved by Thames
Water now, irrespective of whether any development is
proposed to take place. A detailed feasibility study would
be required for working with Thames Water and EDF to
define the way forward for resolving these issues and a
budget of £20,000 is recommended for this. A budget
cost allowance of £80,000 would be reasonable for
addressing the problems of the pump station itself.
■■ Reinforcement to gas mains will be required in the event

of areas L or M being developed and a budget cost
allowance of £25,000 is recommended.
■■ Any large-scale development is likely to need an on-site

electricity substation at a cost of around £30,000.
■■ There may be a requirement to upgrade water supply

for which a budget cost allowance of £40,000 would be
appropriate.

National Grid and UK Power networks have confirmed that
the development of 1000 to 2500 residential units in Princes
Risborough is unlikely to have any significant impact upon
the electricity transmission networks, and it is reasonable to
assume therefore that a small development in Longwick will
not trigger the need for additional network enhancement.
Large-scale developments are likely to need an on-site
substation for which £30,000 would be an appropriate
allowance.

Telecoms
There is a telecommunication optical fibre in Thame Road to
the north of the junction with Chestnut Way. There is a good
network of telecoms provision within the village.
British Telecom has confirmed that there would be no
problem in serving any potential development site and
providing fibre optic internet access.
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3.7 The existing character of
Longwick
This section brings together an urban design appraisal of
the village, together with views expressed at the community
consultation event. There are a number of unique and
interesting aspects to the character of Longwick that add to
its sense of place and make it an individual and interesting
village to live in. One of the key things about the village is its
agricultural and rural character. It is important to local people
that the fundamental characteristics of the village remain
intact and that any growth contributes to and enhances this
character. The diagram opposite highlights some of the key
features which are described below.
Longwick is a predominantly linear village, that has
developed gradually over time. The Thame Road has always
been the spine that ties the village together. The area to the
north of the junction between Chestnut Way and Thame
Road still retains a strong sense of this linear character. In
this area, many of the houses are accessed directly off
the main road and there is limited development behind
the Thame Road street frontages. Many of the properties
also have a boundary on to the surrounding countryside,
reinforcing the sense of the edges of the village being close
to the linear street. The widest point in this area on the west
side of Thame Road is from Thame Road to Walnut Tree
Lane, and on the east side is from Thame Road to the rear of
the Briants site.
The area to the south of the Chestnut Way / Thame Road
junction has a more clustered character. In this part of
the village the development pattern consists of suburban
culs-de-sac and backland developments, accessed off the
larger roads, and filling in the land between the road and
the railway. These developments are larger in scale than
the historic pattern of development and have a suburban
character that does not relate well to the more rural and
linear historic character of the village. However, the influence
of these developments on the wider village is relatively limited
as they often include areas of backland behind the main
frontages.

Fig 3.7.1: Approach to the village along A4129
Longwick Road

Fig 3.7.2: Thame Rd to the north

Fig 3.7.3: Strong landscape edges along Thame Rd to
the north

There are three approaches to the village. These are:
■■ The southern approach to the village along the Lower

Icknield Way near Summerleys Road.
■■ The approach to the north of the village from Thame, at

the collection of farms along the Thame Road.
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Fig 3.7.5: Strong landscaped boundary treatments

Tibbalds February 2015

Key
Extent of village community

Hedges / tree planting around edges of village

Dispersed settlement pattern

Green gap

Linear settlement pattern

Wide section of village

Clustered settlement pattern

Link

Other routes

Railway

Area of open and dispersed
settlement pattern
Farmstead
Planted field & plot boundaries
Village Recreation Ground

‘Central area’

School playing field

Junctions that define ‘central area’
Approaches to the village

Northern extent of village

Dispersed group of
listed buildings in open
landscape setting

‘Central area’ of village,
a focus for village and
community facilities

Rose Farm

Width of village at Briants
More clustered settlement
form, not all accessed from
the main route and with
backland development

Width of village at Walnut
Tree Lane

More linear part of the
village, primarily based
on Thame Road with
well defined frontages
Principal public open
space not visible from
Thame Road

Southern extent of village

N

1

100
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■■ The approach to the village along the Longwick Road

from Princes Risborough. This presents a more gradual
sense of arrival in the village from the first few houses
along Longwick Road, the filling station and then fully
arriving at the Red Lion PH at the Chestnut Way junction.
Historically the village did not have any ‘core’ or ‘centre’
and local services were set along Thame Road. Whilst
there is still no ‘centre’ or ‘core’, a collection of facilities and
community spaces has developed that can be considered to
be a ‘central area’ of the village. This lies between:
■■ The Chestnut Way and Thame Road junction. From this

point northwards a number of the public facilities for the
village are located and activity is focused in this area.
■■ The crossroads at Walnut Tree Lane and Bar Lane. From

this point northwards development becomes more
dispersed and less active.
The linear nature of the village means that the village is
narrow and most housing areas and farm buildings are
located within a short distance of and with easy access to
the Thame Road. This is particularly relevant in the linear
part of the village north of the Chestnut Way/ Thame Road
junction, where the widest point of development in this area
is at Walnut Tree Lane to the west and at the Briants site to
the east. In order to retain the strong linearity of this part of
the village it is important that it does not become wider than
the current width at these points.
The character of the housing along the Thame Road is
varied. It consists of small groups of buildings that have
been developed at the same time. Boundary treatments
are generally green and buildings are set back from the
back edge of the road / footway. The building line is varied
with housing stepping in and out. The setbacks along the
Thame Road vary from buildings that have a short boundary
treatment of one to two metres and those that are much
further set back from the back edge of pavement (up to
10m).
The historic farm buildings that are located throughout the
village have a different relationship with the road, being set
back much further and with their setting dictated by the
agricultural land that surrounds them. Generally there is a
green front garden treatment and the dwellings often do not
front directly onto the main street, but turn their flank walls to
the Thame Road. This is especially true in the northern part
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of the village, and contributes to the soft, rural character of
this area.
Rose Farm, which has been evident in the settlement pattern
since the eighteenth century, creates a natural green ‘gap’
in the village. This ‘gap’ is also reflected in the most recent
policy settlement boundary. The farmstead represents
an intact element of the historic settlement. However,
the original farmstead buildings have been converted into
dwellings and the agricultural use is now accommodated
in modern agricultural sheds. The farmstead is not of such
architectural merit as other farms and agricultural buildings
in the village, and its main contribution to the character of
the village is the green ‘gap’ on the frontage of Thame Road.
This is largely created by boundary planting and includes
the row of tall Leylandii towards the north which almost
completely screens views of the open land of the farmstead
beyond. If development were to take place in this location it
would need to be designed to retain some of the qualities of
the green ‘gap’.
There is also a green ‘gap’ in the settlement on the eastern
side of Thame Road opposite Rose Farm. From this
frontage, there are glimpsed views through the boundary
planting to rising arable land beyond the village. If
development were to take place in this location it would need
to be designed to retain some of these qualities.
The part of the village to the north of this natural gap is less
dense and more dispersed in character. This is especially
true for the cluster of listed buildings at the north end of the
village, which makes important reference to the agricultural
history and rural character of the village. This area is not
suitable for housing development as this would degrade

Fig 3.7.5: Buildings set back from the edge of the street
with on plot parking
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its historic character and have a negative impact on its
openness and setting.
To the south along Chestnut Way, and behind the road
frontage in particular, the built form character has less
variety, with larger groups of buildings around culs -de-sac,
and more uniformity between buildings in a group. The
character of these areas is different and less intricate than in
the linear part of the village.
The mature planting and boundary treatments found
throughout the village and in the fields beyond to the eastern
side of Thame Road are important in terms of screening
the village in long distance views from the surrounding
countryside and the AONB. The western side of the village is
less sensitive in views as the railway embankment provides
good screening in this direction.
The eastern side of the village has an irregular built edge,
which reflects the gradual nature of the growth of the village
and the planted field boundaries that have set the edge of
development in the past. It also breaks up the form of the
settlement in long views, and helps to integrate it into the
surrounding landscape.
There are some smaller clusters of outlying houses that fall
outside of the main built up part of the village. These consist
of the small group of houses on Longwick Road on the other
side of the Lower Icknield Way, and the cluster of houses to
the south of the village on the other side of the railway line.
Whilst these houses are considered part of the community
of the village they are separate clusters of houses in terms of
the townscape of the village.
In certain locations there is informal pedestrian access to
the agricultural land beyond. This is a positive feature that
enhances the rural qualities of the village.

Fig 3.7.6: Red brick and grey stone commonly used on buildings
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Key issues:
■■ In order to reinforce the character of the linear part of the

village, the village should not increase in width beyond the
existing widest points (Walnut Tree Lane to the west and
Briants to the east).
■■ The irregular built edge of the eastern side of the village

should be reflected or created in the shape of future
growth and this edge should retain mature planted and/
or planted boundaries.
■■ Rose Farm should continue to provide an important

green ‘gap’ in the village, either through maintaining
openness or by means of screen planting of appropriate
landscape character.
■■ Any new development should be focused around the

‘central area’ of the village where not adversely impacting
on traffic and flooding issues. New development in this
area will help to support the existing facilities of the village
and to promote walking.
■■ The close visual and physical connections with the

surrounding countryside should be retained and
enhanced where possible.
■■ The existing character of the housing in the village can be

summarised as follows:
-- Small-scale development of groups of buildings with a
variety of architectural character that reflects the time
they were built;
-- Buildings in each group have similarities in their
architectural style and character;
-- To the north it has rural qualities, i.e. dispersed,
irregular settlement pattern and irregular building line;
-- Many properties have boundaries onto the
surrounding countryside.

Fig 3.7.7: Two-storey buildings
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❚❚4. The development capacity of the village

4.1 The constraints on development
A number of appraisals and technical studies have been
carried out. These identify what constraints each of these
issues place on the potential for development, which can be
summarised as follows:
Historic character
The settlement pattern of Longwick is essentially linear.
Development originally took the form of dispersed
farmsteads, but today the linear frontages are largely built
up with the exception of a green ‘gap’ at Rose Farm and the
land opposite. The dispersed group of listed buildings at
the north of the village is important to its historic character.
Rose Farm also has some limited importance, as one of
the farmsteads. The historic pattern of development has
been small in scale and at low densities. This suggests
that development sites should be located close to Thame
Road to maintain its linearity, should not be located in the
north of the village, should retain the green ‘gap’ or maintain
its character, and should be relatively small in scale and at
relatively low densities.
Topography, landscape and views
Longwick is a clearly defined village in a landscape setting.
The village is sited on low lying land, which rises gently to
the south-east towards Princes Risborough. To the east, the
settlement edge is irregular and set in a landscape of small
enclosed fields with planted boundaries. Together, these
provide a visual screen in views from the Chilterns AONB
to the south east. Within the village, planted boundaries
contribute to a green and lush character, again screening
views of built development. They also contribute significantly
to the green ‘gap’ between the two parts of the village. This
suggests that development sites should be located to avoid
the risk of coalescence with Princes Risborough, should
fit within the existing field pattern where there are planted
boundaries, should incorporate structural planting on
boundaries and within sites, and should retain existing trees
and hedges within new development.
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Access, movement and highways
Within Longwick, the Thame Road is not particularly
attractive for pedestrians to use. There are no dedicated
cycling routes within the village or into Princes Risborough,
either to the town centre or to the railway station. There is
potential for traffic calming and speed control in the village
to make walking and cycling more attractive and potential
to create a dedicated cycle route to Princes Risborough.
There are no regular bus services to Princes Risborough.
Highways capacity is not generally an issue, and the B4009
roundabout has scope to be modified to increase capacity
should it be required. There are access issues associated
with the junction of Bar Lane and Walnut Tree Lane with
Thame Road. Overall the village is heavily reliant on the
private car. This suggests that it is not a sustainable location
for future development.
Community facilities
For its size and location, Longwick is relatively well served by
community facilities. A number of these could potentially be
improved to increase capacity, and an increase in population
would help to sustain the remaining facilities. The primary
school currently has capacity for around 40 pupils without
expansion, subject to change over time. This suggests that
limited development would support the existing community
facilities and help to ensure their ongoing viability.
Drainage and flooding
Due to the groundwater conditions, ground water and
surface water flooding will be an issue that needs to be
addressed, in some places in the village more than others.
This suggests that any development will need to be at
relatively low densities to allow for sufficient green space to
accommodate surface water drainage features.
Utilities capacity
There are on-going issues with power outages and sewage
pump failures but these are not matters to be resolved
by development. Development is likely to require some
improvements to gas and electricity supply, depending upon
location and size of sites. Large scale development would
require improvement to water supply. This suggests that
there is capacity for limited development subject to some
improvements being carried out.
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Key
Village extents for community
Dispersed settlement pattern
Linear settlement pattern
Clustered settlement pattern
Main road
Junction with access issues from
Walnut Tree Lane and Bar Lane
Key junctions in village that define
central area
Hedges / tree planting
around edges of village

Longwick Bog: Local Wildlife Site
Widest section of the village
Listed buildings
Flooding areas identified by
residents and SFRA
1 in 75 year flood zone
Dispersed group of listed buildings
Railway line
Rose Farm
Area to be left free of development
to avoid coalescence with Princes
Risborough

N

1

100

Figure 4.1.1 Summary constraints plan
Tibbalds February 2015
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The existing character of Longwick
The linear character of Longwick is still clear in its settlement
pattern, although to the south the form of development
today is clustered. The width of the village is relatively narrow
and is bounded to the west by the end of Walnut Tree Lane,
a historic boundary, and to the east by the extent of Briants’
site. Most of the village facilities are clustered in the ‘central
area’ of the village, between the Walnut Tree Lane/Bar
Lane and the Thame Road/ Chestnut Way junctions. The
built form character of the village as a whole is varied, and
generally made up of small-scale groups of buildings of
different ages and character, but with a similar architectural
character to the buildings within each small group. This
suggests that development should not expand the width of
the village any further than at present. It should be focused
towards the ‘central area’ of the village, to encourage people
to walk to facilities. It should comprise small-scale sites and
small groups of buildings of similar architectural character, to
relate to the existing character.
Summary
From the above, two key factors can be identified that
influence Longwick’s suitability to accommodate future
development, as follows:
■■ Longwick is reliant on the private car at present and so is

not a sustainable location for further development without
the provision of effective cycle routes and/or bus routes.
■■ However, the community facilities in the village could

accommodate a limited increase in population and would
benefit from increased participation.
On balance, this suggests that some development would be
appropriate, provided it can be assessed as being within the
NPPF definition of sustainable development, which would
require the provision of improved bus and/ or cycle facilities.
On this basis, the limiting factor on development capacity
would be the primary school, which has been identified
as having up to 40 places available, subject to detailed
assessment of the school intake at the time when
development is proposed. Based on 30.4 primary school
pupils per 100 new homes, this capacity would potentially
support around 130 new homes.
Any development above this amount would require
significant investment in the primary school.
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4.2 Locations with potential for
expansion and site selection criteria
Taking into account the technical constraints within and
around the village alongside landscape and urban design
factors, some locations within the village can be identified
as being more suitable for development than others. The
potential locations were initially identified at the recent
community consultation event as summarised in section 2
above.
In order to enable these locations to be prioritised and
assessed, a set of site selection criteria have been
established. These criteria have been informed by the
appraisals and technical studies in section 3 and also by
the community event and the issues that residents felt were
important for the village.
Generally the aim of the site selection has been to avoid
areas of principal technical constraint, or to ensure that
when a development proposal comes forward, a suitable
site layout is determined to enable the constraint to be
overcome.
The site selection criteria are as follows:
Access, movement and highways
■■ Identify potential for site access;

Drainage and flooding

■■ New development should acknowledge open views of

the countryside from existing homes or mitigate their loss
through careful design of open space and/ or planting.
■■ No development should occur to the south of Lower

Icknield Way Road to avoid coalescence to a potentially
expanded Princes Risborough.
■■ Exclude sites that go beyond the extents of the village;
■■ Maintain the green ‘gap’ between parts of the village;
■■ Include only sites that do not expand the width of the

village (in terms of distance from Thame Rd) in order to
retain its linear character;
■■ Focus new development to reinforce the village ‘central

area’ (as defined in section 3.7) and to support existing
facilities by including sites that are within easy walking
distance (5 mins) of the ‘central area’, and with reasonably
direct access to Thame Road.

Detailed site assessment
The following table summarises the key findings in relation to
each area under the above headings. Locations considered
suitable for development are highlighted in pink on the figure
and in the table overleaf.
Figure 4.2.3 then shows the proposed locations for
development, together with key requirements for each of the
locations, as set out in the table.

■■ Comparative assessment of potential drainage issues;

Urban design
■■ Avoid the dispersed group of listed buildings to the north;
■■ Include only sites that are in scale with the broad previous

pattern of development i.e. no site should be larger than
the largest existing development site;
■■ Retain planted field boundaries, either by excluding them

from potential development land, so they are outside the
boundaries of development sites or, if they fall within a
development site, by integrating them as a feature of a
site layout;
■■ The eastern edge of the village should retain its irregular

built line that breaks it up in long views.
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Transport

Summary of drainage
issues arising from Geology
and Flooding/ Drainage
Assessment

Urban Design

Overall Assessment

Local flood defences required

Beyond the extents of the village

Surface water flooding

Not close to or within central area of
the village

Not recommended for development
for urban design reasons - extents
of village, and drainage reasons

NB: All locations can be developed - this table gives
an indication of comparable ease of development

A

Direct access from
Thame Rd

Sequential test could be an issue
Partial use only
Not preferred
B

C

Direct access from
Thame Rd

Least constrained site

Beyond the extents of the village

Preferred

Not close to or within central area of
the village

Direct access from
Thame Rd

Local flood defences required

Would maintain linear character

Surface water flooding

Would affect historic character
through loss of open and dispersed
settlement pattern and potential
impact on setting of listed buildings

Sequential test could be an issue
Partial use only
Not preferred

D

Direct access from
Thame Rd

Would maintain linear character

Surface water flooding

Would affect historic character
through loss of open and dispersed
settlement pattern and potential
impact on setting of listed buildings

Partial use only
Not preferred

Not recommended for development
for urban design reasons - historic
character

Not close to or within central area of
the village

Local flood defences required
Sequential test could be an issue

Not recommended for development
for urban design reasons - extents
of village

Not recommended for development
for urban design reasons - historic
character

Not close to or within central area of
the village
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Figure 4.2.2: Key to areas in table
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Transport

Summary of drainage
issues arising from Geology
and Flooding/ Drainage
Assessment

Urban Design

Overall Assessment

Would maintain linear character

Not recommended for development
for urban design reasons - historic
character

NB: All locations can be developed - this table gives
an indication of comparable ease of development

E

Direct access from
Thame Rd

Surface drainage issues - critical
area
Not preferred

Would affect historic character
through loss of open and dispersed
settlement pattern and potential
impact on setting of listed buildings
Not close to or within central area of
the village
Potentially screened by mature
boundary planting

F

Direct access from
Thame Rd

Preferred

Would maintain linear character

Least constrained location

Would be subject to arboricultural
and ecological assessment to identify
whether loss of trees would be
acceptable
Would have some effect on historic
character through encroachment on
historic farmstead
Would need to retain and/ or reinforce
boundary planting to maintain sense
of green ‘gap’ between different parts
of the village by creating visual screen
appropriate to landscape character
of village with opportunity to enhance
character of village

Developing in this location could
possibly support the village and
its existing character, subject
to arboricultural and ecological
assessment to identify developable
area and potentially enhance it
with more appropriate boundary
planting
Any site layout would need to be
carefully considered to ensure that
the sense of the green ‘gap’ in this
part of the village is maintained,
through boundary planting or
carefully sited homes at very low
densities

Close to central area of the village
G

Direct access from
Thame Rd

Surface drainage issues - critical
area

Would potentially maintain linear
character

Location G would be
required to access
Location I below

Not preferred

In close proximity to the central area
of the village
A significant proportion, if not all, of
the frontage in this location would
need to be retained as open space, to
maintain the green ‘gap’ between the
two halves of the village
Built development in the eastern part
of this location would need to be set
behind the mature field boundary
planting to maintain the green ‘gap’
in views
Local open space, landscape or
drainage features in the built part of
this location could potentially maintain
glimpsed views to the countryside
beyond

H

Direct access from
Thame Rd

Preferred

Would maintain linear character

Least constrained location

Would have limited effect on historic
character through encroachment on
historic farmstead
Would need to retain and/ or reinforce
boundary planting to maintain sense
of green ‘gap’ between different parts
of the village by creating visual screen
appropriate to landscape character
of village
Close to central area of the village
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Developing in this location could
support the village and its existing
character and could also provide
open space in a location that is
easily accessible to residents in the
northern part of the village
Any site layout would need to be
carefully considered at detailed
design stage to ensure that the
surface water flooding issues are
dealt with and that the sense of the
green ‘gap’ in this part of the village
is retained
Locations G and I should be
considered as paired for access
reasons

Developing in this location could
support the village and its existing
character subject to arboricultural
and ecological assessment
Any site layout would need to be
carefully considered to ensure that
the sense of the green ‘gap’ in this
part of the village is maintained,
through boundary planting or
carefully sited homes at very low
densities
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Transport

Summary of drainage
issues arising from Geology
and Flooding/ Drainage
Assessment

Urban Design

Overall Assessment

In close proximity to the central area
of the village via Bar Lane provided it
can be improved for pedestrians

Developing this site could support
the village and its existing character

NB: All locations can be developed - this table gives
an indication of comparable ease of development

I

Issues with access
from Bar Lane

Surface water - constrained but
possible

Required to be
accessed via Location
G above

Possible

Does not reduce linearity further
provided development does not
extend further east from Thame
Road than the distance the Briants
site extends from Thame Road (the
widest point of the village on this side
of Thame Road
Its size should also be limited by the
size of existing development parcels
Locations G and I should be
considered as paired for access
reasons

J

Issues with access
from Bar Lane

Surface water - constrained but
possible

In close proximity to the central area
of the village

Possible

Does not reduce linearity further
provided development does not
extend further from Thame Road than
the Briants site

Any site layout should include flood
mitigation measures in relation
to surface water flooding and
improvements to pedestrian access
on Bar Lane
A planted boundary is required
to Bar Lane and to the western
boundary of this area to screen it in
views from the south west
Pedestrian access will be required
to Bar Lane together with footway
improvements on Bar Lane
Sites G and I should be considered
as paired for access reasons
Not recommended for development
for access reasons

In part, potentially screened by
mature boundary planting
K

Access from Boxer Rd
and Barn Rd

Surface drainage issues - on
north east side
Not preferred

In close proximity to the central area
of the village provided a pedestrian
link can be created through the
recreation ground and/ or any
extension to it

Developing in this location could
support the village and its existing
character provided it does not
extend beyond current field
boundaries

Would maintain linear character and
not extend width of village provided
it does not extend beyond field
boundary to railway

Any site layout should include flood
mitigation measures in relation
to surface water flooding and
improvements to Boxer Rd and
Barn Rd
It will also need to provide a
pedestrian link to the recreation
ground and/ or any extension to it

L

Direct access from
Thame Rd

Surface water - constrained but
possible
Possible

In close proximity to the central area
of the village provided footways along
Thame Road can be improved

Developing the western part of this
location could support the village
and its existing character

Also has potential to contribute
to dedicated cycleway between
Longwick and Princes Risborough

Any site layout should include
flooding mitigation measures,
improvements to the B4009
junction, speed reduction
measures and footway/cycleway
improvements

Would maintain linear character
In part, potentially screened by
mature boundary planting
In part, an Archaeological Priority
Area
M

Access from Lower
Icknield Way

Risk of groundwater emergence
Possible

On heavily trafficked
B4009 and close
to Longwick Road
roundabout
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Would affect key views of Chilterns
from B4009
In area required to maintain gap
between settlements and avoid
coalescence with Princes Risborough

Not recommended for development
for urban design reasons - views
and settlement gap
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Summary of drainage
issues arising from Geology
and Flooding/ Drainage
Assessment

Transport

Urban Design

Overall Assessment

Would affect key views of Chilterns
from B4009

Not recommended for development
for urban design reasons - views
and settlement gap

NB: All locations can be developed - this table gives
an indication of comparable ease of development

Access from Lower
Icknield Way

N

Risk of groundwater emergence
Possible

On heavily trafficked
B4009
O

P

In area required to maintain gap
between settlements and avoid
coalescence with Princes Risborough

Access from Lower
Icknield Way

Surface drainage issues - critical
area

Would affect key views of Chilterns
from B4009

On heavily trafficked
B4009

Not preferred

In area required to maintain gap
between settlements and avoid
coalescence with Princes Risborough

Issues with access
from Walnut Tree Lane

Surface water - constrained but
possible

Would reduce linearity
Would extend settlement beyond
historic limit along Walnut Tree Lane

Possible
Issues with access
from Walnut Tree Lane

Q

Surface water - constrained but
possible

Would reduce linearity
Would extend settlement beyond
historic limit along Walnut Tree Lane

Possible
R

S

Issues with access No direct access from
Walnut Tree Lane or
/and Boxer Rd and
Barn Rd

Surface water - constrained but
possible

Inaccessible

Surface water - constrained but
possible

Would reduce linearity
Would extend settlement beyond
historic limit along Walnut Tree Lane

Possible

Not recommended for development
for urban design reasons - views
and settlement gap

Not recommended for development
for urban design reasons - linearity
Not recommended for development
for urban design reasons - linearity
Not recommended for development
for urban design reasons - linearity

Not recommended for development
for access reasons

Possible
Issues with access
through Walkers Rd
development

T

Surface drainage issues - critical
area
Not preferred

Would reduce linearity

Not recommended for development
for urban design reasons - linearity
and access reasons
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Figure 4.2.2: Key to areas in table
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Key
Main routes

Potential new strategic
open space - village
green space along
road frontage

Key site linkages to obtain vehicular
access
New or improved pedestrian links

Create new
boundary
planting and
buffer to
countryside and
Bar Lane

Potential areas for expansion
Potential locations for open space
Flood risk areas
Group of listed buildings in open landscaped setting
Listed buildings
Green boundaries
New green boundaries
Rose Farm

Potential area for
expansion

Potentially
developable
subject to
arboricultural
and ecological
survey

Improved
pedestrian
connections
to Bar Lane

Potential area for
expansion

Rose Farm

Longwick C of E
Combined School

Retain green
‘gap’ through
boundary
planting or
retained open
edge

School
playing fields
Recreation Ground
Potential area for
expansion

Potential new strategic
open space - extension
to Recreation Ground

Pedestrian link between
new development and
extension to Recreation
Ground

Speed
reduction
measures
to A4129
and footway
improvements

Potential area for
expansion

Pedestrian
connection to
Recreation Ground
and local facilities
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100

Fig 4.2.3: Diagram showing proposed locations for development
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4.3 Identified sites and urban design
principles
The plan opposite identifies four sites and two potential open
spaces that are considered to broadly meet the site selection
criteria and to support the character and existing community
of Longwick.

The identified sites and open spaces are as follows:

Open Space 1: Field opposite Rose Farm on the
eastern side of Thame Road
This location has the potential to provide a village green that
can serve the residents of the northern part of the village.
Access to Sites 1a and 1b should be provided from the
Thame Road frontage.
The site frontage should remain largely unbuilt so that the
sense of a green ‘gap’ is maintained. Depending upon the
requirement for open space and the suitability of this land to
provide surface water attenuation, possibly including a pond,
there may be some scope for limited built development to
create a frontage that will overlook and supervise the open
space.
The planted boundary on the east of the open space should
generally be retained except for the proposed access, in
order to screen built development on Site 1a in views from
Thame Road.
The long term management of this open space could
potentially be the responsibility of the Parish Council.

Site 1a: Field to the north-east of Open Space 1
This site can be accessed from Thame Road across Open
Space 1. Development of this site would not extend the
overall width of the village on the east side of Thame Road.
The site suffers from surface water drainage issues and, as
such, a lower density development will be necessary. It may
be possible to integrate surface water drainage features into
the design of Open Space 1, subject to suitability.
The site has reasonably good access to the community
facilities located in the ‘central area’ of the village.
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This site is visually sensitive in that it is in an area of the
village where there has historically been a green ‘gap’ that
allows glimpsed views from Thame Road to the countryside
beyond. Where possible, local open space and/ or
sustainable drainage features should aim to maintain some
of these glimpsed views and to act as a visual link between
Thame Road and the countryside.
The presence of mature planting reduces the sensitivity of
this site in long views. Existing areas of structural planting
on the eastern boundary would need to be retained and
reinforced.
To address the surface water drainage issues, development
on this site should include a significant quantum of green
space that allows for the incorporation of sufficient drainage
features. Further investigative studies into the drainage
capacity and necessary design features would need to be
undertaken.
Direct and well overlooked pedestrian links should be
provided to connect Sites 1a and 1b. This site will need
to be considered together with Site 1b in order to provide
an acceptable form of vehicular access that serves both
development parcels.
However, to maintain the historically small-scale pattern
of development, sites 1a and 1b should be considered as
two separate sites for the purpose of the built development
proposed, rather than as a single larger site with a
homogeneous design approach to site layout and built form.

Site 1b: Land accessed off Thame Road via Site 1a
This site is located to the south-east of Site 1a, on the Bar
Lane frontage. There are issues with access from Bar Lane,
so vehicular access will need to be provided from Thame
Road across Open Space 1 and through Site 1a.
Bar Lane is also known for its inadequate pedestrian
facilities. Development of this site could provide a better
pedestrian footway along the lower part of the lane and also
help to reduce traffic speeds at the west end of the lane
through traffic calming.
The site is centrally positioned within the village with good
access to community facilities via the pelican crossing on
Thame Road, if improved footways are provided to Bar Lane.
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The site does not currently have a planted eastern boundary.
This edge of the site would therefore need to be considered
carefully within any design proposals. Structural planting
would be required along its boundary, and consideration
would need to be given to roof form and structural planting
throughout the site to mitigate any potential impact in long
views.
The boundary of the site is proposed to extend out to the
east so as to enable the village to retain its irregular edge.
However, the size of this development parcel should follow
the historic pattern of development and the position of
the site boundary should not extend the overall width of
the village on the east side of Thame Road (i.e. no greater
distance from Thame Road than the width of Briants).
However, to maintain the historically small-scale pattern
of development, sites 1a and 1b should be considered as
two separate sites for the purpose of the built development
proposed, rather than as a single larger site with a
homogeneous design approach to site layout and built form.

The design of the boundary with existing development to the
south would need to be carefully considered, to contain and
soften views from existing housing with landscape.
A planted boundary should be introduced to the south to
provide a screen to existing housing that adjoins the site.
Development would need to address the recreation ground
with frontages and to provide pedestrian access from Barn
Road and Williams Way to Open Space, the Recreation
Ground and village hall.

Open Space 2: Land to the west of the recreation
ground
This location has the potential to provide an extension to the
village Recreation Ground.
Its potential size could vary to include land to the west of the
primary school playing field if this part of the area were not to
be required for an extension to the school site.

A pedestrian link should be provided from Bar Lane to Open
Space 1 and Thame Road via both Site 1b and Site 1a, to
allow for safe access avoiding the busy Bar Lane/Thame
Road junction.

Open Space 2 should be designed to integrate with the
wider recreation ground of the village and to add variety and
interest to its landscape. Pedestrian links will also be needed
between the open spaces.

Site 1b needs to evolve a drainage solution that investigates
and addresses the localised road flooding at Bar Lane.

The planted boundary on the west should be retained as it
provides a visual screen between the recreation ground and
the railway. Where it is compatible with integrating the two
spaces, the planted boundary to the east should also be
retained.

Site 2: Land off Boxer Road and Barn Road to the
west of Thame Road
This site is accessed off Boxer Road and Barn Road, which
provide access to Chestnut Way.
The site suffers from surface water drainage issues and as
such a lower density development with significant green
space would need to be provided.
The development of this site creates an opportunity to
provide improved pedestrian access to the Village Hall and
Recreation Ground and a more direct, less busy route to the
‘central area’ of the village.
It is also well screened by structure planting along its western
boundary with the railway beyond. The mature planting
along this boundary would need to be retained.
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Pedestrian links will also be required between Site 2 and
Open Space 2, and between Open Space 2 and the existing
recreation ground.

Site 3: Land off Thame Road to the south of the
Chestnut Way junction
This site maintains the linear character of the village.
Development of the land at the southern end of the village
provides an opportunity to improve pedestrian and cycle
access along the southern portion of Thame Road and to
justify a reduction in the speed limit on Thame Road in this
location. It could also contribute to providing a long distance
off-road cycle route to Princes Risborough.
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Proposed sites for further growth
Site 1a (part of area G) - Area: 0.9ha
Approximate number of units: 11-18*
Site 1b (part of area I) - Area: 1.62ha
Approximate number of units: 19-32*
Site 2 - Area: 2.5ha (based on part of area K)
Approximate number of units: 30-50*
Site 3 (based on part of area L) - Area: 1.02ha
Approximate number of units: 12-20*
Site 4a (based on part of area H) - Area: 0.24ha
Approximate number of units: 3-5*
Site 4b (based on part of area H) - Area: 0.31ha
Approximate number of units: 4-6*

1a
4c

OS1

Site 4c (based on area F) - Area: 0.5ha
Approximate number of units: 6-10*

1b

4b

TOTAL NUMBER OF HOMES FROM SITES:
85-141

4a

* Based on a density range for development:
12-20 units per ha and subject to ecology and
arboricultural assessments

Proposed open spaces
Open space 1 (part of area G) - Area: 0.56ha

3

OS2

Open space 2 - Area: 0.54ha

2

Fig 4.3.1: Plan showing potential sites and open spaces
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The site has direct access off Thame Road. It is on one of
the approaches to the village and, as such, the site layout,
and the form and design of buildings would need careful
consideration.
Existing planted boundaries on the south and west of the site
would need to be retained and reinforced where necessary
to reduce the sensitivity of this site in long views of the village.

Site 4a: Field at Rose Farm land to south of farm
access
This site maintains the linear character of the village.
It is accessed off Thame Road. It is part of the frontage of
the Rose Farm farmstead. It is visually sensitive in that it is
in an area of the village where there has historically been a
green ‘gap’.

Site 4c: Field at Rose Farm land to north of
residential access
This site maintains the linear character of the village.
It is heavily planted with mature trees, including tall Leylandii
on the frontage, which do not contribute to the landscape
character of the village and would benefit from replacement
with a more appropriate species.
It is difficult to anticipate how much of this land may be
available for development without detailed ecological and
arboricultural assessments.
Any site layout would need to be carefully considered to
ensure that the sense of the green ‘gap’ in this part of the
village is maintained. This could potentially be achieved
through boundary planting to screen views of built
development, or carefully sited homes at very low densities,
set in a soft landscape setting.

Any site layout would need to be carefully considered to
ensure that the sense of the green ‘gap’ in this part of the
village is maintained, through boundary planting to screen
views of any built development, or carefully sited homes at
very low densities, set in a soft landscape setting.
The appropriateness of this site for development is subject to
detailed ecological and arboricultural assessments.

Site 4b: Field at Rose Farm land to north of farm
access
This site maintains the linear character of the village.
It is accessed off Thame Road. It is part of the frontage of
the Rose Farm farmstead. It is visually sensitive in that it is
in an area of the village where there has historically been a
green ‘gap’.
Any site layout would need to be carefully considered to
ensure that the sense of the green ‘gap’ in this part of the
village is maintained, through boundary planting to screen
views of any built development, or carefully sited homes at
very low densities, set in a soft landscape setting.
The appropriateness of this site for development is subject to
detailed ecological and arboricultural assessments.
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Open space to maintain
green ‘gap’ on Thame Road
and create village green
Vehicular access
via Thame Road
Boundary planting
strengthened to the
east and south

Pedestrian route to
connect two sites and link
to Bar Lane
Improved footway to Bar
Lane to link to ‘central
area’ of village

Improved foot/
cycle way to ‘central
area’ and Princes
Risborough

Improved boundary
treatment to Rose
Farm

Potential expansion
area for the school
site or Recreation
Ground
Potential expansion
area for the
Recreation Ground

Site to provide
pedestrian route to
Recreation Ground
and community
facilities

Improved
junction

Fig 4.4.1 Urban design concept diagram for the village
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4.4 Potential number of new homes
The four preferred sites have been selected in line with the
site selection criteria in section 4.2. Together, they have the
potential to deliver up to around 85-140 new homes within
Longwick if they were all to be developed. This is based on
a range of gross densities of 12-20dph, which is in line with
the range of densities currently found in different areas of the
existing village. The number of new homes will vary when
site specific issues are addressed in detail as development
proposals are put forward.
If development took place on these sites it would expand the
number of homes within the village from 430 to
515-570. This proportion of increase is not considered so
significant as to undermine its character if the new homes
are distributed around the village as indicated.
This number of homes is considered to be able to be
accommodated in traffic terms provided that key junctions
are upgraded. It is also likely to be sufficient to be able to
collectively contribute to the resolution of the infrastructure
issues that are required to allow any development to take
place as noted below in section 4.5.

4.5 Mitigating the impact of
development
A number of technical issues that affect the whole village
need to be resolved before development would be
acceptable.
New development will also have an impact on the social
infrastructure in the village, such as the local school and
Village Hall. The mitigation measures for these key pieces of
infrastructure are also outlined in the following section.

Infrastructure

Surface water flooding
The relatively high potential for surface and groundwater
flooding in Longwick must be addressed at all stages of the
design of any potential development within the village.
The key issues that affect the drainage and subsequent
surface water flooding are:
■■ Topography: the village is lower in height than the

surrounding areas meaning that water naturally runs from
the higher ground surrounding the village emerging as
surface water in extreme weather conditions.
■■ Geology: the soil is primarily clay based meaning that it

has very poor drainage capacity which results in water
pooling in these areas or surface run-off leaving existing
drainage routes and travelling overground towards areas
of lower ground.
■■ There are a number of drains and ditches in the area

which are of limited capacity and which are at risk of
becoming blocked.
Improvements and increasing the capacity of the village
wide drainage systems would help to ease the frequency
and nature of some of the surface water flooding that
occurs. This would include opening up of the historic
buried culvert that runs along the Thame Road. This could
alleviate pressure on other drainage systems in the area. It
is however reliant on the cooperation of private landowners
making this more difficult to achieve.
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At an individual site level a requirement for a higher than
average quantum of green space is needed with an
additional space allowance for SUDs attenuation features.
It is of particular importance that developers address
these two issues fully and do not rely unduly on the Flood
Zone One and Two designations that might, to the unwary,
suggest that Longwick is not at risk of flooding.

Sewage pumping station operational issues
There is a sewage pumping station in the north of the
village that regularly fails and floods this part of the village
with sewage. This is an operational issue that needs to be
resolved now by Thames Water, not by future development.

Other utilities
All other services may need to be enhanced and reinforced
depending on the quantum of development and it is
considered that these enhancements are likely to be
required for all sites under consideration. An estimate of
costs is set out in section 3.6 above and summarised below
at the end of this section.

Education

Primary
New development in Longwick will trigger the need for new
school places at the rate of 30.4 primary school places
per 100 dwellings. 26-43 primary school places would
be required to serve the potential capacity of 85-140 new
homes identified for the preferred sites.
It is understood that the Longwick Church of England
Combined School, which is a single form entry primary
school with a maximum capacity of 210 pupils currently
has 167 children on roll (confirmed with the school on the
22nd October 2014). This means that there is currently
capacity for 43 additional children within the school and
that this varies over time (in 2013 there were 150 pupils). If
we assumed that the average number of school spaces
available in the village primary school was around 45 then up
to around 150 new homes could be accommodated within
the village without the need for further expansion.
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We understand that the pattern of school place demand
in the area is increasing and whilst the higher years in the
school (in key stage 2) have space there is less capacity
lower down the school (in reception and key stage 1).
However, it is our understanding that the County Council’s
assessment is based on total spare capacity rather than on
where in the school the spare places are. This makes sense
as it is not known what school year any children moving into
the village in new homes would be, and it is as likely that they
are KS2 pupils as KS1.
The school is on a tight site with limited potential for on-site
expansion (the school site is currently around 1.3 hectares
in area including its playing field). A full expansion of the
school to 2 forms of entry would create an additional
210 school places and would be unlikely to be able to
be accommodated on its existing site as a 2 form entry
primary school might be expected to have a site of around
2.1 hectares. Around 650 new homes would be required
to provide enough pupils to fill an expanded school unless
there was significant existing demand from elsewhere –
which may in itself be unacceptable because of the traffic
generation that would result from pupils being driven into the
village to school each day.
The only other alternative is for a single year expansion of
the school (a bulge class) but as we don’t know the age or
demand for new pupils arising from any potential additional
homes this would be unlikely to actually resolve the issue.
Some schools do have half year additional intake (1.5 form
entry, 105 extra pupils) so that some classes are taught
jointly, but this is relatively unusual and would still require
something like a 50% increase in the size of the school on
the site, which is likely to be hard to accommodate.
In our understanding, what is more likely to happen is
that the existing capacity at the village school is taken
up by new development and that new schools would be
provided elsewhere e.g. as part of the expansion of Princes
Risborough, adding capacity to the wider area with a
positive impact on local demand. This may have the benefit
of reducing travel distances and allowing pupils to go to
school nearer to home.
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Further work with the school may be needed to test the
physical and organisational implications of growth. A
larger, 2 form entry school may be required if the County
Council, in its school planning role, identifies other need
for primary school places, as well as for those to serve the
future development identified here. In that case, a new
primary school site may be required. In any scenario, future
development would be expected to contribute money via
s.106 agreements towards the 26-43 new places that are
generated by the new homes, and so funding for the other
167-184 extra places and the 210 replacement places would
need to be separately identified.

Nursery
Additional nursery provision is also required. The formula for
calculating this is based on 4.4 spaces per 100 dwellings.
85-140 additional homes would create the need for around
4-6 nursery places. We understand that Longwick preschool in the village hall does have some capacity and that it
may be sufficient to accommodate this growth. This would
need to be confirmed.

Secondary
At secondary level the requirement for school places is
understood to be able to be met by existing capacity at
schools in Princes Risborough and Aylesbury.

Strategic open space (parks, sports grounds, allotments
and strategic play) @ 3.3 hectares per 1000 new residents =
065-1.06 hectares.
We would suggest that this should be provided collectively
in one or two central locations to serve the village as a
whole, but it could also be provided on one of the sites. The
preferred sites would be as an expansion of the existing
village playing field probably to the west (Open Space 2),
or as a new village green on the Thame Road frontage in
Location G (Open Space 1). Development should contribute
to the purchase of land for this purpose.
Local open space (local equipped play and informal amenity
space) @ 1.5 hectares per 1000 new residents = 0.29-0.48
hectares.
This amount should ideally be provided on a site by site
basis, although adjacent sites could decide to group the
informal open space together to provide a more useful and
usable provision.
Community provision (normally only expected on site in the
largest schemes) @ 0.14sqm per person = 27-45 sqm (or the
equivalent of a 6m x 4.5-7.5 m room) or via an equivalent
financial contribution that could be used to improve or
enhance the existing village hall. This could cost in the order
of £67,500-£112,500.
The financial contribution would need to be ascertained
in consultation with the Parish Council to determine the
most appropriate works to improve or enhance the existing
community facilities.

Community facilities
Other likely requirements arising from the new development
would include contributions towards community activities
and public open space. Because the village already
has a village hall and a playing field, it is likely to be more
appropriate to improve and enhance these facilities via a
financial contribution rather than to provide small amounts
of completely new provision. This would be subject to
discussions with the Parish Council.
A development of 85-140 homes, with an assumed
occupancy rate of 2.3 people per dwelling would be
expected to generate a new population of 196-322 new
residents to the village once completed.
The requirements for new community facilities based on
current Wycombe District Council policy are as follows:
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Traffic and highways
Residents of the village are concerned about road safety,
although the evidence for this is not formally recorded in
existing traffic surveys. It would support village life and
more sustainable traffic patterns if the new development
collectively improved safety for pedestrians so that they can
reach existing and new facilities more safely on foot. Speed
surveys would be recommended to provide an evidence
base to support potential improvements, which might
possibly include footway upgrades and visual forms of traffic
calming along the central section of Thame Road and at the
entry points to the village to reduce traffic speed.
Other movement mitigation could include:
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■■ Investigating improvements to bus provision in the village,

although the addition of 85-140 new homes is unlikely
to be able to support a significant improvement in itself.
There is an existing bus route that links Chinnor to the
station at Princes Risborough, so a possible diversion
of this route to include Longwick could be explored with
providers.

Summary of costs
The following table provides a summary of infrastructure
costs that can be identified at this stage of the process:

Infrastructure requirement

Budget
estimate

Community facilities if new build

£67,500 £112,500

Surface water drainage - culverted drain

£60,000

Sewage feasibility study

£20,000

Resolve issues with sewage pumping
station

£60,000

■■ Whilst new development would not trigger the need for

a new bus route, development could potentially fund the
provision of additional community bus services to Princes
Risborough and beyond.
■■ Contributions towards improved cycle linkages into

Princes Risborough and the rail station.
■■ Junction improvements at the Longwick Roundabout

(Longwick Road and Lower Icknield Rd) and potential
changes to other junctions would help to ease local
congestion and safety concerns.
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NB Responsibility of Thames Water not
of development
Potential upgrade to water supply
network

£40,000

Reinforcement of gas main

£25,000

On-site substations, per site

£30,000

Existing peak hour bus route diversion

Cost to be
established

Cycle link to Princes Risborough

Cost to be
established

Longwick roundabout improvements

Cost to be
established
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❚❚5. Conclusion

This study has assessed the potential for future development
in Longwick and has identified the principal issues as:
■■ Longwick is reliant on the private car at present and so is

not a sustainable location for further development without
the provision of effective cycle routes and/or bus routes;
■■ however, the community facilities in the village could

accommodate a limited increase in population and would
benefit from increased participation.
On this basis, the limiting factor on development capacity
would be the primary school, which has some capacity that
would support a total of around 140 new homes.
Any development above this would require the primary
school to be enlarged to become two form entry. To justify
such an investment, the number of homes to be developed
would be out of scale with the character of Longwick.
A series of appraisals and technical studies, together with
consultation with the Parish Council and local community,
have identified a number of constraints that influence the
selection of suitable sites for development. These are:
■■ its historic character - a linear village, with remnants of the

pattern of original dispersed farmsteads and a number of
original farm buildings, now listed buildings;
■■ a form of development based on a relatively slow rate of

small-scale development, over time;
■■ a low profile in long views from the Chilterns AONB,

due to an irregular settlement edge and a surrounding
landscape of enclosed fields with planted boundaries;
■■ a green ‘gap’ between two parts of the village, and

generally a lush, green character created by planted
boundaries;
■■ a potential risk of coalescence with Princes Risborough

to the south;
■■ potential arboricultural and/or ecological issues in certain

locations that could influence site selection and capacity;
■■ relatively poor pedestrian environment within the village,

together with a lack of dedicated cycle routes to Princes
Risborough and/ or Thame;
■■ on-going problems with power outages and sewage

pump failures that need to be resolved by Thames Water
irrespective of whether any development takes place;

with a need for development sites to provide space for
drainage and landscape features, so leading to relatively
low densities;
■■ some need to upgrade utilities but no major capacity

issues for the overall scale of development envisaged;
■■ a settlement pattern today that is still primarily linear and

relatively narrow in width; and
■■ a ‘central area’ where community and other village

facilities are clustered.
A number of opportunities have also been identified:
■■ to create an open space to serve the northern part of the

village in the form of a village green;
■■ to identify sites for development in close proximity to

the central area to encourage people to walk to use
community facilities;
■■ to enhance existing pedestrian links and, in association

with development, to create new links to the ‘central area’,
including on Bar Lane, and from Boxer Road and Barn
Road to the Recreation Ground and village hall;
■■ to create a dedicated off-road cycleway from Longwick to

Princes Risborough;
■■ to replace the existing planted boundary treatment to

part of the Rose Farm frontage with a more appropriate
planted screen.
A site selection process has identified four sites as being the
most suitable sites for development. These relate in size to
the historic pattern of development in the village. Together
these could provide 85-140 new homes in the village, based
on a range of density from 12-20 units per hectare. The
appropriate density for each site will depend upon the detail
of site conditions and will need to be tested and confirmed.
This number of new homes is broadly within the range
that could be served by the current primary school. If a
better bus service to Princes Risborough town centre
and railway station can be provided, then the village could
accommodate development on all of these sites.
The form of any development should also respond to the
opportunities identified above to improve the environment
and strengthen the character of the village.

■■ ground conditions that lead to ground and surface water

flooding issues in a number of locations in the village,
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