Handy Cross Site
Concept Statement

Introduction
This concept statement deals with the Wycombe Sports centre site
which is identiﬁed in the Wycombe Development Framework Site
Allocations preferred options document as a mixed use development site.
It should be noted that this document has not been the subject of public
consultation. The document is meant as a starting point for thinking and
expresses the underlying principles, concepts and expectations that are
relevant to the development of the site. It indicates design solutions, but
recognises there may be alternative ways that issues can be resolved and
principles delivered.
The policy framework is currently in a state of transition as the Council
awaits the adoption of the South East Plan and also moves from
the adopted Wycombe District Local Plan to the production of the
Wycombe Development Framework.
Full reference must be made to the saved policies and standards set out
in the adopted Wycombe District Local Plan to 2011(saved policies)
and the adopted Core Strategy (2008), as well as any subsequently
adopted Development Plan documents produced as part of the Local
Development Framework.
The concept statement seeks to develop further the preferred options
for this site on the basis that a leisure centre will be built at Handy
Cross. It provides a clear basis for future development of the site based
on its characteristics, identifying key considerations for design solutions,
in the context of the wider area. The Concept Statement describes the
context of the site and identiﬁes assets, opportunities, and constraints
in terms of both the present and future value. It then uses these to
inform a rationale to guide future redevelopment of the site. For more
information, contact Spatial Planning, Wycombe District Council, 01494
421 158, or spatial_planning@wycombe.gov.uk

Planning & Sustainability
November 2008

Handy Cross Site

Concept Statement

Context plan

Site and its Context
The Sports Centre site is currently the District’s main location for sport related activities and offers a wide
range of facilities, however the fabric of the centre is approaching the end of its economic life and the Council
intends to replace it as part of the redevelopment of the entire site.
The site is an 8.6 ha triangular shaped site, located at the top of Marlow Hill adjacent to junction 4 of the M40
also known as the Handy Cross junction. The site is bounded by the M40 to the south, a highway depot and
residential area to the east and north east and the A404 Marlow Hill road along the north western edge of the
site.
The site is located on the southern edge of the High Wycombe urban area. The surrounding area to the east,
north, and north west is predominantly residential. There are 4 schools in the immediate vicinity of the site,
as well as a number of large open areas made up of school playing ﬁelds. The area to the south west is mixed
commercial and the area to the south is dominated by the M40 beyond which lies the Chilterns AONB. The
A404 is the main route to the town centre from the South of the District, and to one of two junctions in the
Town onto the M40, making the site well located with regard to the transportation network, and enabling good
access to the motorway and the town centre.
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Site Assets and
Opportunities
Site Location
Present value: The site is very
prominent both visually, and
in terms of the surrounding
movement network.
Proposed response: The site
is ideal for a local and regional
transportation interchange,
including a Park and Ride, which is
likely to require the introduction
of bus priority measures.
Prominence and improved access

The site is highly visible from the M40 and the A404

will make it a very attractive
location for re-provision of the existing Sports Centre and a headquarters ofﬁce development.

Countryside and the AONB
Present value: The site is in an
elevated position with regard to
the Chilterns AONB
Proposed response: The
elevated position means that
there is potential to provide views
into the surrounding countryside
especially the Chilterns AONB,
and across High Wycombe, with
a suitable landscape approach to
complement longer views from
the AONB. Care will be needed
regarding the impact on the

The site has the potential to provide views into the AONB

AONB.
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Existing planting
Present value: The existing
planting along the boundary with
the M40 acts as an unstructured
buffer between the current uses
on site and the motorway.
Proposed response: This
boundary vegetation requires
improvement to enhance
the appearance of the site in
relationship to new buildings.

The site beneﬁts from good structural planting along some boundaries

Existing Sports Centre
Present Value: The site has successfully supported the operation of a sports centre for a number of years.
The open areas around the existing buildings allow for the construction of a new leisure centre and other
development.
Proposed response: Relocation
of the existing running track
and STP allow for a new leisure
centre and Coachway/Park
and Ride to be constructed
with minimal impact on the
functioning of the existing leisure
centre. Adjacent remaining land
on the site can be maximised as
enabling development to fund the
replacement of the sports centre,
as well as improved transportation
provision to improve accessibility.

The site offers opportunities to phase in replacement and new facilities for the
town
November 2008
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Potential to utilise renewable
energy sources
Present value: The site beneﬁts
from a southerly aspect, exposure
to prevailing wind, and prominent
location, as well as proximity to
other major development sites in
the vicinity.
Proposed response:
Redevelopment provides a unique
opportunity to showcase renewable
and low carbon technologies
including combined heat and power,
which could also be linked to nearby
areas of development.

The site beneﬁts from southerly aspect and exposure to prevailing wind

Site Constraints
The Transport Network and Handy Cross junction
Present constraint: The site
is poorly accessible by most
transport modes except car and
the road network copes with
large volumes of local and longer
distance trafﬁc that is subject
to delays at peak times and/or
if incidents occur on the road
network. Handy Cross is an
important and busy junction which
plays a key role in both local and
regional movement networks.
This junction has recently been
improved, and its efﬁcient working
remains key to the town.
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Proposed response: Key to the redevelopment of this site is
improving non-car accessibility, gaining access in a way which does not
have an unacceptable impact on the wider movement network, and
demonstrating that any additional trafﬁc generated by the redevelopment
can be accommodated. Handy Cross junction makes this site ideal for
the provision of a Coachway/Park and Ride.

The site is well located adjacent
junction 4 of the M40 with the A404

A full Transport Assessment will be required to ensure that negative
effects on the transport network and Handy Cross Junction are
mitigated The access and egress for the coachway/park and ride should
be located to be attractive to users and operators.
A package of measures will be required to improve accessibility by a
range of modes, provide a measured approach to parking provision
and management, mitigation measures to reduce demand for car
travel elsewhere in the locality, and public transport enhancements to
compensate for the relocation of the park and ride from the current

Measures to improve accessibility for
pedestrians and cyclists are required

location.

Noise and air pollution
Present constraint: The site is
subject to noise and air pollution
from the M40 and to a lesser
degree the A404.
Proposed response: Position
ofﬁce development along
motorway to function as a noise
buffer, and strengthen vegetation
to improve air quality.

The site suffers from noise and pollution from the surrounding transportation
network
November 2008
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Phasing
Present constraint:
Redevelopment is required to
ensure continuous provision
of sport facilities as well as a
replacement park and ride car park
linked to the redevelopment of the
Cressex Island site.
Proposed response: Ensure
that an agreed program of phasing
for the redevelopment of the site
is produced which allows for a
transition between the existing
uses and new uses without a loss of Phasing of the sport and transport provision is critical at the early stages of
service provision in terms of sports development
or parking
AONB
Present constraint: The buildings and uses suggested on this site are likely to impact on views from the
Chilterns AONB.
Proposed response:
Redevelopment of the site will
need to be sensitive to, and
minimise impacts upon, the
Chilterns AONB: high quality
design will be required, to produce
strong, elegant buildings.

Development must have regard to views from the AONB
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Adjacent buildings and uses
Present constraint: There are
8 isolated houses and a highways
authority maintenance depot
at the eastern site boundary,
and residential properties with
exposed rear boundaries to the
north site boundary, all of which
place restrictions on the layout
and design of the site
Proposed response: The layout,
architectural, and landscape
approach of the site should

Uses adjacent to the site impose additional constraints on the development

respond sensitively to adjacent
residential properties, and

opportunities should be sought to mend exposed backs. Any opportunities which allow for comprehensive
redevelopment of the site and adjacent incompatible uses should be considered.

Rationale
In response to the particular opportunities which result from the site’s assets and constraints described above,
it is envisaged that it should be developed as a mixed use site providing: a replacement sports/leisure centre; a
regional coachway integrated with a local park and ride; and a high quality ofﬁce development. A hotel and/or
small amount of residential development may also be provided on the site.
What
Make appropriate arrangements for the phasing of the development.
Why
Development of the site will not commence until the running track facility is provided off-site. The all-weather
pitch will be retained on site as long as possible. Development should allow for the existing leisure centre
building to be retained until the new leisure centre is in place, as well as the relocation of the Park & Ride for
continuation of service.
How
Phase one should ensure delivery of the running track in an alternate location;
November 2008
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Phase two should begin
construction of the new leisure
centre. The layout should allow for
it to be built in phases if necessary;
Alternative location of the
All-weather pitch will allow for
construction of the Transport
Interchange to commence;
Ofﬁce development can begin
any time after the AW Pitch is
established off site;
Finally, once the new leisure centre
building is operational, the existing
leisure centre building can be

Phasing of the development must be planned carefully in advance

redeveloped.
What
Maximise the value of this highly visible gateway location to the Town.
Why
The location at junction 4 of the
M40 with the A404 makes the site a
gateway to the town.
How
Branding of site to emphasise its
important strategic role;
Delivery of a high quality landmark
development to signify the gateway
to the town and create a sense of
arrival;
Delivery of a Coachway integrated
with local Park and Ride to
accommodate a Regional and Local
November 2008
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Transport interchange, in a highly visible location with excellent access to Handy Cross Junction and A404
Marlow Hill to encourage use;
Delivery of a high quality headquarters ofﬁce development, designed to take advantage of the M40 visibility.
This development will help to fund the delivery of a much needed new leisure centre for the district;
Delivery of a new leisure centre facility in a location which is visible from the A404, and which provides users
with views of the surrounding countryside
Excellent design quality is expected on this site;
The layout and design of the site will need to allow for a planting strip on the site boundary to allow for a
single species of statuesque trees to be planted in a line to form a boulevard-type landscape feature along the
A404. Species selection, placement, and maintenance programme should be developed in consultation with the
Highways Authority to ensure compatibility with the Coachway and the highway network.
What
Strengthen the relationship of the site with its environment and landscape setting.
Why
The site is in an elevated position in relation to surrounding countryside and AONB to the south, from which
large scale development will likely be visible. A strong landscape structure will help to establish a positive
relationship with this sensitive landscape.

How
Development on the site should
be accompanied by a Visual Impact
Assessment, which should be
completed prior to any design
work in order to inform the
scale, massing, and orientation of
structures across the site;
Development on this site should
take advantage of views into the
AONB while considering the
impact on this sensitive landscape
through layout, design, and careful

A strong landscape response is required
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The landscape approach should
respond to views from the
AONB through strong structural
landscape planting. Tree species,
particularly for the formal
landscape feature, should be
compatible with the adjacent
AONB, should be able to cope
with poor air quality, and should
be long-lived;
The lighting scheme should be
designed to minimise light spillage
into surrounding areas.
What

Development should clearly showcase sustainable technologies

Maximise and showcase use of green technologies on the site
Why
Topography and orientation make this a prime location to explore use of green technologies with minimum
impact on adjacent uses (lowering the cost of energy for leisure centre)
How
Green technologies which may be successfully delivered on this site may include wind power, combined heat
and power, ground source heat pumps, solar heat and power, or others.
What
Maximise the value of this site with respect to the surrounding transportation network, which will help to
inﬂuence a shift to more sustainable modes of transportation, and thereby enable the quantity and quality of
development necessary to complement the new leisure centre.
Why
The location of this site with respect to regional and local transportation routes makes it ideal for a Coachway
and Park and Ride facility. These facilities are important to unlock the development potential on the rest of
the site to enable delivery of the new leisure centre, because Handy Cross is a busy part of the transportation
network, and the A404 currently severs the site from the rest of the Cressex area, making access for
pedestrians and cyclists difﬁcult.
November 2008
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How
Additional trafﬁc movements will
be minimised in part through the
delivery of a Coachway/Park and
Ride. The Coachway is likely to
be best located midway along
the site adjacent to the road to
increase visibility and convenience
for operators and users, and to
encourage use;
Key to the progression of this
site is access from and managed
impact on the Handy Cross

The new Transport Interchange offers improved links with the town and
region, as well as a parking resource for other uses on the site. Better
pedestrian and cycle links will further improve accessibility

junction from the proposed
Coachway and the development as
a whole.

The Coachway should have a separate access and egress for coaches, to minimise delay;
Additional work is required to determine the number of parking spaces required for the Coachway/Park and
Ride, including an allowance for growth in parking demand . This provision should be designed to allow for
future expansion to accommodate the Coachway, and/or increased demand for Park & Ride. The simplest
approach to such expansion would be to deck the surface parking in phases as required, if this strategy is
followed the layout and design must show how this could be satisfactorily integrated whilst achieving high
quality development.
In order to make effective use of this site the layout should maximise the scope for efﬁciency of parking, ie
by minimising parking that is dedicated to the different uses and enable use of the same parking resource
by different users at different times. In this way the total the number of spaces required could be reduced,
minimising expense and land-take and unlocking additional land for enabling development. Such an approach
must be balanced with the operational and value driver requirements of development and needs careful
evaluation and planning
The existing Park and Ride car park will relocate to this site and be provided in conjunction with the Coachway.
Relocation should be accompanied by priority bus/coach measures to ensure fast reliable links with the town
centre and the Handy Cross junction so as to enhance the accessibility of the site. The layout and phasing
should be planned to avoid the need for interim parking arrangements and to reduce future costs.
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The design and layout of the site may include formation of a more visible and direct access through the site;
Measures to control demand for informal parking on adjacent residential streets should be investigated;
Enhanced pedestrian and cycle links should be provided between this site and the Daws Hill/Abbey Barn
developments.
There is a need for at-grade crossing for pedestrians. This could be provided directly through the development
of this site in agreement with the Highways Authority, or secured through developer contribution.
What
Respond to existing adjacent uses.
Why
There is an existing conﬂict created by the rear boundaries of residential properties in The Spinney, which are
exposed to noise, disturbance, and possible inappropriate entry from the public spaces immediately adjacent.
Furthermore, the site suffers the impact of close proximity to busy transport routes including the M40 and the
A404.
How
The design and layout of the site should place the ofﬁce use to the southern boundary to help attenuate noise
from the M40 motorway;
The design solution for this site
should consider to “mending the
broken backs” of the properties
along Fair Ridge through
completion of the perimeter block,
possibly including the retention
and privatisation of the existing
access to the maintenance depot.
Any opportunities which allow for
comprehensive redevelopment of
the site and adjacent incompatible
uses should be considered.

Opportunities to improve relationship with surrounding uses should be
explored
November 2008
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Masterplan

New Leisure
Centre

Parking /
Open Space

Headquarters
Ofﬁce
Development

Other
development

Coachway/
Park & Ride

Other
development

Above is an indicative masterplan illustrating one of a number of possible responses to the guidance in this
Concept Statement. It is considered that there may be a number of other appropriate layout and built form
approaches.
The impacts of the layout, building form, and height illustrated by the masterplan has not been tested on the
function and appearance of the site, the surrounding area, or the transportation network. Furthermore, a
visual impact assessment has not been carried out. Such assessments will be critical at an early stage to inform
the design approach on the site.
The layout illustrates the new leisure centre, headquarters ofﬁce development, Coachway/ Park & Ride, parking,
and open space, with scope for additional ofﬁce, residential or other use(s) yet to be determined. It is
possible that this masterplan may be superseded as thinking evolves.
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Page 14 of 14

