Princes Risborough Town Plan:
The Evolution of the
Concept Plan
July 2015 – January 2016
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Introduction
This report sets out the process in which the
Concept Plan for the expansion of Princes
Risborough has been developed.
It begins with the Current Preferred Scenario Plan
drawn up for public consultation in July 2015, and
ideas were also sought at that time for how the
town centre could be improved.
The Current Preferred Scenario plan included a
number of unresolved issues which required the
advice of other organisations, and these were
identified and have been updated throughout the
process of refining the Plan.
With the consultation feedback and new
information on infrastructure provision, the
Princes Risborough Town Plan Steering Group
(PRTPSG) and Agents’ Forum drew up their own
alternative preferred scenarios in October and

November 2015. These were reviewed to inform
the plan’s development.
In December 2015, the Revised Scenario Plan
presented to stakeholders brought together the
many ideas generated in consultation, albeit with a
small number of unresolved issues.
Subsequently, the responses from stakeholders
and further evidence has been gathered to
prepare the Consultation Draft Concept Plan in
January 2016.
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Earlier Work
The development of proposals for the
expansion of Princes Risborough began in
2014, and this was captured in Tibbalds’ Issues
and Responses report (December 2014).
Following two officer and stakeholder
workshops facilitated by CABE in June 2015,
Tibbalds produced an outline plan in July 2015.
As part of a more comprehensive programme
of public involvement, the emerging Town Plan
was developed through public and stakeholder
events. This was done through detailed
workshops with members of the Princes
Risborough Town Plan Steering Group
(PRTPSG), and public engagement events.
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Developing the
Current Preferred
Scenario
July 2015
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Objectives
The overall objectives in developing the
Current Preferred Scenario plan were to:
• To respond to the character of the
landscape
• To test the ability of the study area to
accommodate 2,500 homes
• To allow for its separation from other
smaller settlements: Longwick, Alscot
and Monks Risborough
• To assess potential changes with the
relocation of the Secondary School,
the sewage treatment works (STW),
and the Leo/ Hypnos employment
area
• To identify locations for 2 new
primary schools and open space
provision.

5

Local Density Study
As part of understanding the town’s character and its
potential nature of its expansion, a Local Density Study
was undertaken.
It reviewed nine local housing areas in Princes Risborough
to look at their urban design characteristics and net
density levels (as dwellings her hectare), as well as
developments in other nearby towns – Wendover, Oxford,
and Crowmarsh Gifford.
Wycombe District Council’s policy currently requires 30
dw/ha as a minimum density. The local examples ranged
from 8 dw/ha in Manor Park Avenue (north end), to 50
dw/ha in Jasmine Crescent. More recent development at
St Dunstan’s Close, Monks Risborough is 31 dw/ ha.
The common features of newer developments included:
2-3 storey row and detached houses, and with flats; short
front and rear gardens; generous on-street landscaping,
with parking on or off-street; and, high densities closer to
local facilities.
The average of the town’s housing densities was c.25
dw/ha, while newer developments with good integrated
landscaping and parking were higher at 35-40 dw/ ha.
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Work in Progress
July 2015
As the Current Preferred Scenario included several
issues which relied upon other organisations to resolve
them, these were identified early:
1/2 - Rail bridges and preferred underpass –proposed
solutions were submitted to East-West Rail’s
consultation
3/4/15 - Road link/ bypass/ role of road – traffic
modelling was commissioned and underway
5 - Rail station area – a workshop with PRTPSG was
planned to discuss options
6/ 14 - Sewage Treatment Works relocation and reuse as
new employment land – to be confirmed by Thames
Water
7/12/13 - Local centre, new primary schooling and
sports and open space provision to be calculated
8 - Integrate Kingsmead – to be discussed further
9/10 - Town centre improvements – a workshop with
PRTPSG was planned to discuss options
11 - Secondary School relocation – the viability to be
established.
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Plan Layers
The Current Preferred Scenario can be seen as a
series of layers:
•
Setting
•
Connections
•
Land Uses
•
Places for People, and
•
Land Use Mix.

1. Setting
•
•
•

•
•

•

The study area extent includes land north of
Monks Risborough.
The buffer to Longwick–cum-Ilmer Parish is
identified as 100-150m or one field depth.
Areas with low, medium and high flood risks
are avoided, Longwick Bog and Kingsmead
Meadow.
The buffer around Alscot Conservation Area
is the woodland or one field deep.
Existing hedgerows form basis of other
boundaries and edges, and
Structural landscape softens longer views
from Whiteleaf Cross.
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2. Connections
•

•

•

•
•

Longwick Road and Mill Lane are
important local places for pedestrians
and cyclists.
Church Path footpath (via new subway)
is the main pedestrian/ cycle link to the
town centre, making it more direct than
others.
Existing footpaths and desire lines are
followed to maintain local routes and
connections around the study area.
A new development road opens up land,
rather than excludes it.
A new development route needs to join
the B4009 at Mill Lane; meets Longwick
Road between Alscot and Longwick
roundabout, avoiding Longwick Bog;
then follows the STW buffer edge in case
it remains in situ; and joins Summerleys
Road between the two railway lines.
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3. Land Uses
•

•

•

•
•

•

Destinations are in the centre of areas
that they serve – a relocated Secondary
School between Longwick Road and
Church Path footpath, and new primary
schools.
Land which may be unsuitable for
residential uses is used for other uses
(Leo/ Hypnos, STW and buffer, with
potential contaminated areas).
Employment land has good access by
road, to the station and near other
employment areas.
The most accessible land is for higher
density residential development (40
dw/ ha, rather than 20 or 25 dw/ha).
Development crosses Mill Lane to
integrate Kingsmead and land for new
playing fields.
Open space is located in less
constrained areas.

5 mins
walk to
school

10 mins
walk to
middle
of town
centre
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4. Places for People
•
•

Links follow lines of sight to create
clear connections for better legibility.
The plan identifies where the
development needs to respond to its
setting to make places, and not just
junctions:
 At the Longwick Road approach
 Where Church Path footpath
meets the development route
and the stream
 A local centre on Longwick Road
 A new subway on Church Path
footpath
 Where the development route
meets the footpath/ bridleway to
Summerleys Road
 Mill Lane where development
would sit either side, with long
views to the town centre.

View to St Mary’s Church
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Land Use Mix
The scenario produced an initial land use
budget of:
• Lower density housing areas at the
edges (20 dw/ha) plots G and H, giving
254 homes
• Medium density housing areas (25
dw/ha):
- Plot A 448 homes
- Plots C 115 homes, part employment
- Plot D 103 homes
- Plots E 100 homes
- Plot F 413 homes
• Higher density housing areas in more
central locations (40 dw/ha):
- Plots B-B4 572 homes
• Total: land for 2005 new homes are
shown, incl. a relocated secondary
school, 2 primary schools, 1ha land for
a local centre, and 6ha employment
land.

130
124
413
448
100
103
115

572
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Public Consultation July 2015
Following a presentation to the PRTPSG, the
Current Preferred Scenario, Local Density Study and
Work in Progress material was used for public
consultation.
Wycombe District Council took a stall at the annual
town fair and held an interactive exhibition the
following week at the community centre (11 and 17
July 2015).
Participants were also invited to give ideas for how
the town centre could be improved, and
suggestions for alternative road alignments.
The Princes Risborough Town Plan - Response from
Public Consultation events (11 and 17 July 2015)
report summarises the main questions along with
formal and informal responses. These were:
– More pedestrian and cycling routes
needed throughout the town

– Better access needed to the station by all
modes and more parking
– Relocating the secondary school is not
popular given its recent investments on
site
– All forms of public open space uses are
welcomed
– A larger gap with Longwick would be
preferable
– Existing uses should be retained along
Lower Icknield Way
– Greater road and rail capacity to the town
is needed with any growth
– A location should be identified for a hotel,
and
– Rat-running through rural areas needs to
be discouraged with planned changes.
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Town Centre issues
Specific issues raised on the town centre
included:
– Tesco’s site and store is too small for its
current level of activity, and so the town
centre needs to accommodate more retail
space
– Relocating the fire station if necessary
would be broadly acceptable for more
retail space in town centre at Horns Lane
– Tesco could also be moved further north
to reflect a new edge of the town centre,
although the effect of its free parking for
2 hours should not be underestimated
– The High Street’s contraflow cycle lane
needs to be removed and the one way
system retained
– New Road could be used to space out bus

–

–
–

–

stops and relieve congestion in the High
Street, and it could become a parallel
shopping street
Poor access at the Tesco and Horns Lane
roundabouts makes them dangerous and
deter pedestrians
Congestion is related in both places to
badly sited crossing points
Multi-storey car parks could be
considered for both Horns Lane and The
Mount, and more parking along New Road
Traffic speeds should be reduced rather
than pedestrianise of the town centre.
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Alternative Scenario Workshop
In order to draw out stakeholders’ views on how
the town should be expanded, interactive
workshops were held with Steering Group
members, land owners and their agents, and
officers from Wycombe District Council and
Buckinghamshire County Council during October
and November 2015.
These produced five alternative scenario plans.
They ranged from:
• Housing numbers of 2,250 to 2,550 homes,
and 0-10 ha employment land
• Full size, compact or no new Secondary
School, and primary schools from 1 to 3FE
• Local centre facilities including convenience
retailing and community meeting space – as
dispersed and consolidated centres.

Current Preferred Scenario July 2015
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Updated Information
Prior to the workshop, infrastructure provision was
discussed with officers from Wycombe District Council
and Buckinghamshire District Council.
This updated the ‘Work in Progress’ list as follows:
•
There is a less clear case for relocating the
Secondary School, given that its existing land is
partly within the AONB and Green Belt. There is
less redevelopment potential for new housing,
which would be used to fund the construction of
new premises and buy land.
•
It was uncertain whether a 3 form entry, 2+ 2
form entry or 2 + 1 form entry combination of
primary schools would be required, and which
would be preferable according to current and
local future needs and existing school capacity.
•
The existing GP surgeries could meet future
demand without the need for new facilities or
expansion, apart from the need for more car

•

•

•

October 2015

parking at Wades Park, which could be hard to
deliver.
The amount of open space to be provided by the
new development itself could be calculated,
along with the existing provision in the town.
The Employment Space (2015) report’s
recommendations of providing new employment
space in a cluster at an expanded Princes Estate
would mean that land within the study area
could be used differently.
The suitability of the Leo Pharma land for
residential development (given its history of
contamination) was noted, given the recent
planning application for new homes there.

The five alternative scenarios are shown below, with
the titles subsequently given to differentiate them.
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1. The Compact and Central Scenario
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2. The Dense with Secondary School
Scenario
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3. The Employment and Most Walkable
Scenario
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4. The Secondary School as Buffer Scenario
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5. The Employment on Longwick Road
Scenario
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Feedback from Stakeholders
There are several issues clearly visible in the five
alternative scenarios:
• The desire to link green space in the north
with Wades Park
• Mixed sized areas of housing across Mill Lane
• The significance of better access to facilities
for housing north of Alscot
• The need to see the new development access
road as a place for all modes of travel, and not
just a fast moving traffic route
• The need to support local businesses large
and small to stay in the town
• Higher density development should be closer
to the town and along Longwick Road, and
• Longwick Road should be seen as a key local
route.
Feedback from the PRTPSG workshop in October
2015 on accommodating retail growth in the town
centre and improving the station area was:

•

•

•

•

•

•

Retail expansion should be directed to the
Horns Lane corner site with or without the fire
station site, as there is no current need to
relocate and expand the fire station.
Retail expansion could also be along the full
length of New Road (‘Back Lane’), not just the
area outlined in current town centre policies,
and even land north of Tesco.
Traffic speeds should be reduced and
pedestrian accessibility improved using shared
space street principles.
The station area needs to have better
connections to the town centre, expansion
area, and the Princes Estate.
A new route needs to provide access to the
station for buses, as well as access to a multistorey car park.
Retail and hotel space could also improve the
welcome for arrivals at the station, whether
visitors or commuters.
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The Revised Preferred Scenario
December 2015
Design Principles & Rationale
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Work in Progress at 1/12/15
By the Stakeholders Workshop in December
2015, the remaining unresolved issues were:
Further traffic modelling was underway on
which of proposed routes offered the best
journey times, town centre improvements and
new development traffic management –
Options 11/15 or 17 (see Jacobs’ report due in
early 2016).

Thames Water’s view was that the relocation of
the STW was not needed in the future nor
viable. A study was commissioned to ascertain
the future stream water quality if the STWis to
process larger volumes of sewage, the size of the
odour buffer required today and with any plant
improvements, and the land uses that could be
within it (due in Feb 2016).
The relocation of the Secondary School was
calculated to be unviable, and so the plan
focuses on improving ‘safe routes to school’.
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Revised Preferred
Scenario
The Revised Preferred Scenario plan
brought together the many ideas gathered
for the town’s expansion. It was presented
as a series of design principles or rationales
as follows:
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1. Open Space Network
A network of large and small, natural or new
open spaces
•
•
•
•
•

Local open spaces are associated with
housing and nature conservation areas.
Circular leisure routes are recreated through
nature conservation areas and around Alscot.
Local centres and primary schools are linked
to new green lanes.
Areas with flood risks are avoided.
The variety of green infrastructure spaces and
rights of way through the green corridor will
add to the town and development area's
overall character.
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2. Lower Icknield Green Way Buffer
A green swathe 100-150m depth, south of Lower
Icknield Way

•

•
•

•
•

The submitted Longwick-cum-Ilmer
Neighbourhood Plan seeks to exclude
development in this area to retain a gap
between the village and Princes Risborough.
Safeguarding a larger gap or area would be
hard to justify if housing can be located there.
The land is not needed for development and
so is excluded from consideration. A new
policy would seek to maintain its current
character and land use activities, but not
permit extensive new development either as
part of Longwick or Princes Risborough.
The land is also not required as part of open
space requirements for new housing.
The landscape character suggests there is a
corridor along Lower Icknield Way of this size,
before the land falls away.
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3. Crowbrook Stream Corridor
Land reserved for nature conservation, flood
management and setting of Alscot Conservation
Area
• Land is retained for fluvial and surface water
management, an ecological and wildlife
corridor, and public open spaces adjoining it.
The Local Wildlife Sites are protected within
the fields that they lie.
• The green setting of Alscot Conservation Area
is maintained.
• The land to the south of Alscot Lodge is
excluded as it forms part of the Conservation
Area's setting in relation to the AONB.
• North of Alscot the corridor includes local
open space to serve new development.
• Where the stream meets Mill Lane and
surface water flooding is common, the
developable area is reduced to allow for more
flood management measures.
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4. Park Mill and Kingsmead Green
Lanes
Broad green corridors along existing Rights of Way

•
•

•

•
•
•
•

The green/ open space link from Wades Park
is continued north.
The right of way through the new underpass is
a key north-south link and so needs to be
distinctive.
Using the Church Path footpath to define a
green corridor could combine the green
infrastructure with local open spaces such as
tennis courts, MUGA and play areas.
As this land is the most accessible to the
town, it is predominantly suitable for
development with smaller open spaces.
The surface water flooding around the small
watercourse (Kingsey Cuttle Brook) needs to
be managed locally within a green space.
Kingsmead Green Lane right of way is a link
between the areas around Alscot and the
footpaths along the stream.
It adds a clear structure to the development
areas and the route to the northern local
centre and school.
29

5. Twin Track Railway Park
Linear pedestrian/ cycling route parallel to the
London-Aylesbury line
• Uncertainty over East-West Rail's needs
creates an opportunity to reserve land for
temporary re-use. 15m is estimated as the
space required, and combining it with an
additional 10m (min) corridor would create,
with or without the expansion corridor, a
linear park route.
• This creates a clear east-west link for
pedestrians and cyclists parallel to the railway
line, from station to station.
• It mitigate against the loss of level crossings
over the railway line, by linking rights of way.
• The linear green space along the railway
embankment will act as a wildlife corridor.
• Varying its width from 25m (min total) will
ensure that there are a variety of spaces along
its length.
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6. Integrating Kingsmead & Mill Lane
Housing and strategic open space located northeast of Mill Lane
• Traffic on Mill Lane needs to be calmer and
deterred from using it as a rat-run.
• Adding housing will help to change its use.
• Changing the junction with Lower Icknield
Way will deter through-traffic on Mill Lane.
• Not planning development here will leave the
Mill Lane area open to ad hoc opportunistic
housing applications.
• Integrating Kingsmead with new development
will provide better access to local facilities.
• The land around Kingsmead (N & NW) offers
an attractive location for semi-rural parklands
reached from Mill Lane via rights of way.
• The surface water flooding around Monks
Risborough Station precludes development
immediately north, but it is suitable for open
space uses including some sports pitches and
parklands.
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7. Summerleys Park and Ponds
Strategic open space within STW buffer, and
retained ponds off Summerleys Road
•

•
•

•

•
•

STW will not be relocated, and its odour
buffer cannot accommodate ‘prolonged’ use
activities.
Flood water can be managed locally within
the park
The through development road can run
through the buffer along park edge, adding to
its ‘avenue’ character
The ponds and water course are retained and
the land excluded from development
considerations.
The surface water flooding area is avoided.
The adjacent developments (to the north, and
south of the new road) will benefit from this
green outlook.
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8. An Employment Cluster
Employment land extension to Princes Estate
•

•
•

More strategic employment land should be
clustered with existing businesses in an
expansion of the Princes Estate. This is on
land to the north.
This location offers better station access via a
new link to the west of the railway line.
The local centres include small business space
to support local businesses' growth, in the
form of flexible use units to cater for a range
of business types.
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9. Residential Densities
Density levels reflecting good local access and
green setting
• Existing residential densities in the town are
low, and new residential development will
need to make best use of the land, with space
for a strong landscape structure.
• Land with greater accessibility is at a higher
density to encourage more walking and
cycling trips.
• Using density figures of 25/30/40 dwellings/
ha means that less land would be needed.
• Average density figures will allow for a range
of developments to suit the local context.
• Lower density development lies in more
peripheral locations, to enable the landscape
character to be more dominant.
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10. A Walkable Scale
•
•

Existing
primary
school and
local centre

•

•

•

•

Two local centres adjacent to primary schools &
nurseries
Local centres are located central to housing
areas, i.e. within 10 mins’ walk (max).
Having two local centres ensures that housing is
not isolated
Each local centre is planned for a convenience
retail store (300-500 sqm), flexible use units for
small businesses, residential units on upper
floors, and other uses as needed: a crèche, local
health centre/ GP surgery if relocated, a faith
centre, and a new community centre (800 sqm)
The southern local centre would be the larger
centre, to maximise links with the rest of the
town.
The local centres are located with the primary
schools to avoid crossing a main road to use
them, and on key through routes to provide
passing trade and greater visibility.
There is potential to combine new community
meeting space/ changing facilities at Park Mill.
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11. Sports and Park Spaces
Larger open spaces at the edges of the town
•
Land for sports pitches needs to be flat, close to
housing, but not in the most accessible areas (this
should be for development). This is in the lower
end of Mill Lane and adjacent to the STW.
•
The strategic open space can become a clear
parkland edge to the development off Mill Lane,
with a more informal and rural character.
•
The ecologically sensitive areas around Longwick
Bog and Kingsmead Meadow are preserved intact.
•
Land prone to surface water and fluvial flooding at
Mill Lane may be used for strategic open space, but
should not be used for winter sports pitches to
ensure that they are usable regularly.
•
Land adjacent to the STW offers good links to rights
of ways, plus space to accommodate parking,
'muddy' changing facilities and flood-lighting
(managed to suit the location and local impacts).
•
Smaller scale facilities (tennis, MUGA, etc.) and
'cleaner' changing facilities/ club house are located
in Park Mill Green Lane, along with local amenity
spaces.
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12. Through Development Road
Tree-lined avenue for mixed modes of travel
•

•
•
•
•

The proposed route enables traffic to flow
efficiently without creating a barrier to cross
movement.
Its alignment creates a direct route for
walking and cycling to the station.
Its trees and green verges reflect the town’s
green character.
The road allows traffic to turn without
stopping flows.
Building setbacks can vary the character of
the route for more openness or an urban
‘town’ feel.
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13. Improving Other Ways to Travel
Direct Public Transport & Cycle Connections
•

•

•

By reorganising bus services between the High
Street and New Road, more bus services can
support the town centre.
A new bus service can run from the station to
the new development area via the town
centre in a basic loop, with spurs to Longwick,
Mill Lane and Monks Risborough.
The cycle lane on the High Street is relocated
to an improved New Road.
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14. Making Space for Retail Growth
Priorities and locations for more shopping space
•

•

•

•

•

There is a need to accommodate more
convenience (3,000 sqm) + comparison (500+
sqm) retail space by 2031.
Space for retail should be added to the town
centre, local centres and station (in that
order of priority).
Site assembly will be required in the town
centre to create parcels sufficient for 1,0002,000 sqm & 500+ sqm floorspace plus car
parking.
New Road and Horns Lane are the most
accessible and visible places for new
development.
The upper floors on the Horns Lane corner
could include car parking and residential
development.
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15. A Calmer Town Centre
Rebalancing traffic and pedestrian priorities
•

•
•
•

•
•

•

The town centre’s main streets could be
redesigned according to shared space
principles.
This would make them easier to cross and
create more pavement space.
This requires slower traffic speeds (20 mph).
There is an opportunity for better quality
public places less dominated by traffic, and
more attractive to pedestrians and cyclists.
Better on-street parking spaces should help
to re-capture ‘passing trade’.
Redesigning New Road for buses, the cycle
route and shopping will present a better
aspect to the surrounding area.
There will be more space for street trees and
people to linger in the town centre.
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16. Town Centre Access
Public space improvements in High Street and
New Road
•

•
•
•

•

There is an opportunity to reclaim some pf
the High Street’s space for pedestrians and
more market space
The one-way system works and allows good
access to The Mount area.
Relocating the N bound cycle lane to New
Road will free up more street space.
The split bus stops for N/S trips will require
improvements to the passageways that link
High Street and New Road.
More cycle parking will be needed to serve
town centre.
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17. Growth in the Station Area
Better links around the rail station area
•
New pedestrian and cycle access is needed from the west
of the railway line (via a new or existing railway bridge)
to the Princes Estate, and to Picts Lane via the car park
area.
•
Better road access to the station is made possible by the
new development route, and traffic avoids Station Road/
Summerleys Road/ Picts Lane junction.
•
Better access from the town centre is via Station Road/
Summerleys Road to Station Approach.
•
Regular bus services can stop at the station using a new
loop road. This loop enables buses (and other drop-off
vehicles) to turn around without manoeuvring within the
station area.
•
There is potential for decked car parking in the existing
parking area.
•
New tourism facilities including a hotel can be located on
Station Approach, to attract cycling and walking visitors
to the Chilterns.
•
A convenience retail space (c. 300 sqm) can be located
opposite or within the station to support commuters and
42
a more mixed use quarter around the station.

18. Safer Routes to School
Improving access to the Secondary School
•
•
•

•

As the relocation of the school is not viable, it
will be expansion in situ.
More sustainable ways are needed to get to
school across the town and town centre.
Direct pedestrian and cycle routes link the
new development area and town, which
continue up to the school.
Better road crossings are needed at:
– N-S Wycombe Road/ Bell Street/ Horns
Lane A4010
– E-W New Road/ Longwick Road.

Distances either side of
railway line are to scale
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Housing Numbers
The 1 December 2015 ‘Revised Preferred
Scenario‘ includes:
73

•
•
•
•
•
•
•
•

Lower density outer areas (25 dw/ha) 283 homes
Medium density areas (30 dw/ha) 1,182 homes
Higher density areas (40 dw/ha) - as
outlined 944 homes
Total: 2,409 new homes shown
2 primary schools
1ha for local centres
20 ha strategic open space
7 ha local open space.

The release of the potential Secondary
School and employment space land account
for the higher housing numbers than in the
Current Preferred Scenario.

210

384
438

210
150
928
16
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Feedback on Revised Preferred
Scenario from Stakeholders
The Stakeholders Workshop in December 2015
drew a number of comments, and technical inputs,
which can be summarised as:
• The need to protect the Lower Icknield Green
Way Buffer from future changes of uses there,
and clarify if it is for public use;
• There was no clear consensus on amount of
Mill Lane housing;
• The rights of way running through flood-prone
areas need to be reviewed and improved if
they are to become key links in the future;
• Moving the road towards the STW edge would
put the open space closer to the housing;
• The STW odour buffer should not
accommodate strategic open space (it would
deter its use) and so a new location for the
open space is required;
• It is important to maintain views to Kop Hill at
Alscot Lane/ Longwick Road area;

•

•

•
•
•

•

The minimum widths of the Green Lanes and
Twin Track Park should encourage variations in
their size to accommodate a range of green
spaces and uses;
Relocating the smaller primary school closer to
the rail line and Mill Lane could combine it with
the existing 1FE school in the town on the
same site;
Expanding the Princes Estate would need wider
road Option 17 to improve its access;
Retaining Hypnos locally is an important
objective;
Ensuring that there are sufficient buffers to
Longwick Bog and Kingsmead Meadow in the
stream corridor; and
Key routes to school and shared surfaces need
to be considered separately for Secondary
School children crossing the town centre.
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The Consultation Draft
Concept Plan
January 2016
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Consultation Draft
Concept Plan

January 2016

47

New Concept Plan Features
The new Concept Plan is based upon further
updated information:
• The Lower Icknield Green Way Buffer has
policy protection to form the settlement
edge, and is a mix of public and private land;
• The STW odour buffer land may be unsuitable •
for strategic open space uses, and so is
reserved for nature conservancy, with a wider •
‘area of uncertainty’ identified;
• A potential road alignment of Option 17 is
indicated, and would require some areas to
be redesigned to suit;
•
• The 1 FE school is allocated further land for
expansion to 2FE if needed, and kept in the •
north to avoid flooding and access issues
across Crowbrook Stream and Mill Lane;
• The Mill Lane housing area is reduced to
balance it with strategic open space needs; •
• Park Mill Green Lane narrows from 50m in
the south up to the north; Kingsmead Green

January 2016

Lane is 6m -15m wide; Twin Track Railway
Park is 25 - 35m to allow for variations in
width for planting etc. 15m is reserved land,
and 10-20m is linear space, to suit existing
properties;
The buffers and spaces around Longwick Bog
and Kingsmead Meadow were reviewed;
Higher density housing is on both sides of
Longwick Road with the local centre relocated
there, but stepped away from Alscot Lane to
preserve the Kop Hill view;
Local open spaces are located within housing
areas;
The employment expansion area at the
Princes Estate is larger to suit flooding areas
in the north and may be effected by the
routing of Option 17 (if needed); and
Mill Lane is not directly linked to Lower
Icknield Way, but to the development access
route, to deter NW-SE rat-running.
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Housing Numbers
The new Concept Plan includes:
• Lower density outer areas (25 dw/ha) –
360 homes
• Medium density areas (30 dw/ha) –
900 homes
• Higher density areas (40 dw/ha) 1,246homes
• Total: 2,506 new homes shown
• 2 primary schools (2FE and 1FE+)
• 1ha for local centres
• 21ha strategic open space
• 7.2ha local open space.
• 5 ha employment space at Princes
Estate
As the net development area must include
local open spaces, these are now counted
within the housing areas, increasing the
overall figure by 259 homes. This land for
open space would effectively be deducted
from the areas available from housing.
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368

293
237
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162
880
16
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