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1.1 Vision

This development brief sets out the 
vision for Abbey Barn North as a site for 
the provision of much needed homes, 
nestled in a landscape setting, designed 
to work with the local ecological and 
topographical conditions. 

Abbey Barn North is a sloping bowl shaped 
site enclosed by ancient woodland, existing 
urban development and Abbey Barn Lane. 
The topography and wooded setting of the 
site mean that it is highly visible in some 
views and well screened in others.  It has 
ecological value as chalk grassland, which 
has become degraded by scrub over time.

The site framework will need to embrace 
the significant ecological, landscape, 
topographical and accessibility constraints 
and turn them into strengths to inform 
the design of a high quality housing 
development.

The site will need to retain large areas of 
undeveloped land primarily for ecological 
benefits with secondary informal 
recreational benefits. The undeveloped 
land will retain and enhance the existing 
chalk grassland habitat on the site and 
reinforce its positive relationship with the 
ancient woodland. Developed areas will 
need to utilise opportunities to support the 
ecological value of the site and provide a 
high level of ecological permeability.

Direct and legible connections will be 
created to the adjoining urban area of High 
Wycombe, the retained chalk grassland 
on the site and the ancient woodland, to 
maximise travel choice for future occupiers 
and minimise reliance on the private car. 
In particular this will involve direct access 
to the north-east and the existing bus, 
cycle and footpath network. The access 
arrangements to the site will need to 
contribute towards and in no way inhibit 
the realignment of Abbey Barn Lane 
through the site as a strategic highway 
improvement.

The design and layout will need to 
be imaginative in its response to the 
challenging topography on the site. This 
will require a site specific architectural 
approach, particularly on the upper slopes, 
which benefit from dramatic views both in 
and out of the site. Long distance and close 
range views will need to be softened with 
robust vegetation.

The site will have a distinct architectural 
character appropriate to its context, 
creating a strong sense of place. The 
design will feature a mix of dwelling types, 
sizes and tenures in order to provide for a 
diverse, inclusive community.
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1.2 Purpose of Development Brief

• The purpose of the development brief 
is to supplement the site specific policy 
for the Abbey Barn North site in the 
Wycombe Local Plan (Policy HW4), and to 
inform any future planning applications.

• The aim of the development brief is to 
provide a clear vision for the site against 
which any future applications will be 
assessed.

1.3 Public Consultation

• The development brief has been subject 
to public consultation in accordance 
with the requirements of a SPD prior to 
adoption.

• To ensure all interested parties’ views 
were taken into account, a 4 week public 
consultation took place between 20th 
November and 17th December 2019. 



2.0 Site Context & Analysis



Abbey Barn North Development Brief8 2.0 SITE CONTEXT & ANALYSIS

2.1 Site History & Heritage

• Historically the site was farmland on the 
edge of Wycombe Marsh.

• There are no listed heritage assets on the 
site or in the immediate vicinity. 

• The site is clear of any development.
• There have been no archaeological finds 

on the site.
• A section of former railway line between 

Bourne End and High Wycombe runs 
across the north-east corner of the site. 
This former railway is subject to policy in 
the Wycombe Local Plan, proposing it as 
a potential new walk/cycle route.

• Deangarden Wood lies directly adjacent 
to the western boundary of the site and is 
designated Ancient Woodland.

Historic map showing site in the 1900s, [Ordnance Survey, 1944]

Key
 Listed Buildings
  Listed Park/

Garden

Historic England map of nationally protected historic buildings and sites, [Historic England, 2018]
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2.2 The Site and its Surroundings

• The site is in a sustainable location with 
access to key surrounding destinations in the 
following approximate times:

Location Car Bus Cycle Walk

Town Centre 10mins 15mins 10mins 30mins

Train Station 10mins 20mins 10mins 35mins

The Rye 5mins 10mins 5mins 15mins

Kingsmead 
Rec. Ground

5mins 10mins 2mins 10mins

Marsh School 1mins -* 1mins 3mins

Beechview 
School

4mins 15mins 7mins 17mins

*Marsh School is the same proximity to the site 
as the nearest bus stop
**Times quoted are based on off-peak flows.

• Alignment of Abbey Barn Lane & roundabout 
are subject to change as per AECOM study 
on behalf of Buckinghamshire County 
Council, see report titled “Assessment and 
Design of Realignment of Abbey Barn Lane 
and Kingsmead Junction” & appendix on 
pg.45

Diagram of site context with key travel distances indicated
KEY

 Site
 Retail
 Employment
 Recreation

 Places of worship
 Schools
 Hospital
  Main vehicular routes

 Railway
 M40
 Foot paths
 Right of way

 Key routes
 Bus stops
 Train Station
  Former High Wycombe to 
Bourne End Railway
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2.3 Recent Surrounding Developments

The site forms part of a wider area of 
change, including the following:

Wye Dene
(Berkeley Group)
• 465 homes
• 2 hectares of employment use
Planning Permission Granted 2008

RAF Daws Hill
(Taylor Wimpey)
• 441 homes
• New school
• Business village
Planning Permission Granted 2014

Wycombe Summit
(Hambledon Land)
• 30 homes
• Restoration of chalk grasslands
Planning Permission Granted 2016
(This permission has now expired)

Abbey Barn South
(Berkeley Group)
• 550 homes 
• Employment area & community 

facilities.
Planning Permission Granted 2019

PHASE 1 PROPOSAL

1

1

2

2
2

2
2

4

3

3

Proposed Phase 1 Layout

1 - Village Green and Street

2 - Mews and Courtyards

3 - Woodland Edge and Greenways

4 - Formal Parkland Edge

Our vision for Abbey Barn South is for an amazing place where people young 
and old can enjoy their surroundings, a place that provides opportunities for 
integration and links to the existing nature and green spaces. 

Woodland Edge and Greenways

• Informal, irregular, detached homes set within a 
varied landscape with a variety of detailing

• Retained and existing trees frame and structure the 
greenways

• Providing space and direct key views
• Red brick, red plain roof tiles, black boarding or red 

tile hanging, timber balconies
• Predominantly detached, larger wide frontage 

housetypes
• Feature corner plots

Architectural Detailing
The following palette of materials and architectural 
details are found locally to Abbey Barn South:

• Predominance of red brick
• Feature grey brick houses
• Black boarding
• Tile hanging
• Balconies
• Dormer windows
• Flat lintel porches

Character Areas
The aim is to create an attractive development 
which feels cohesive, but as with a traditional village 
which has grown up over time, different parts of the 
settlement will have their own distinct character 
reflecting varying site characteristics and helping to 
define a number of neighbourhoods offering a range of 
experiences for residents and visitors alike.

Village Green and Street

• A village green and street creating a welcoming 
entrance to the new community

• Formal, maintained landscape and planting with 
trees selected for their seasonal colour, flowering 
and fruiting nature, providing key vistas into the 
site

• Architecture in keeping with the Woodland Edge 
and Greenways character areas

• A mixture of semi-detached and detached housing
• Informal setting out with staggered, featured 

frontage
• Variety of materials and detailing

Mews and Courtyards

• Lower rise, smaller homes within comfortable 
courtyards and pedestrian led shared surface

• ‘Green Streets’ where the residential streets include 
the planting of street trees as both formal avenues 
and informal groupings depending on the scale, 
context and location of the street

• Red brick, feature grey brick houses, tiled roofs and 
occasional black boarding

• Feature Gables
• Semi-detached and terraces 

Site in context with surrounding developments
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2.4 Character of Local Built Form

• The built form around the site is mostly 
detached and semi-detached housing 
estates built between the 1930-70s, with 
the occasional row of terraced housing, 
such as on London Road.

• Many of these are built in the traditional 
brick style of the time with gabled or 
hipped roofs.

• More recent developments in High 
Wycombe range in character, including 
the post-modernist housing of the RAF 
Daws Hill development and the ‘New 
England’ style architecture of Wye Dene.

• With a varied surrounding character the 
site presents the opportunity to establish 
its own character

Location of built form examples:

6
5

1

4

2

3

LONDON ROAD1 BOWDEN LANE2

KEEP HILL ROAD3 CHEQUERS AVENUE4

ABBEY BARN ROAD5 DEANGARDEN RISE6
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2.5 Surrounding Landscape Context

The site is located within the Local 
Character Area ‘19.1 High Wycombe Settled 
River Valley’. The key characteristics 
include:

• The chalk river valley cuts the 
predominate slope.

• River Wye is contained at the bottom of 
the valley and often hidden by settlement 
or channelled through a culvert.

• Woodland is sparse, with the exception 
of large blocks of ancient beech and yew 
woodland on slopes in the north, and 
small blocks interspersed with farmland 
or along valley tops.

• Main roads and railways run along the 
valley floor. The M40 crosses the valley 
on pillars. Winding rural roads climb the 
valley sides, often enclosed by hedgerow 
or woodland.

• Historic parkland occurs at Wycombe 
Abbey which extends up the valley 
slopes to wooded valley tops.

• Views are from either side of the valley to 
the other. The valley slopes in the south 
and east, including woodland, farmland 
and parkland, provide an important 
setting to High Wycombe.

1
Key

 Application Site

 The Chilterns AONB (L1 )

 Local Landscape Area (L2)

 Green Belt (GB2)

 Green Space (DM12)

  Green Infrastructure 
Network (DM11}

Diagram of local landscape designations in surrounding area, with view 1 labelled

1 Abbey Barn 
North Site

Key view of site from Gomm Valley (as per view 1)
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2.6 Site Landscape Character

The key characteristics at a site specific 
scale include:

• Sloping bowl-shaped site, with 48m level 
change from the lowest to the highest 
point of the site.

• Deangarden Rise provides an urban edge 
to the site along the north eastern site 
boundary.

• Deangarden Ancient Woodland forms 
western edge to the site.

• The Wycombe Summit ski slopes directly 
to the south-west of the site are being 
ecologically restored to chalk grassland.

• Abbey Barn Lane runs along the south-
eastern edge of the site.

• Set within a changing landscape with 
approved and emerging development 
along higher valley sides to the south-
west.

2

Key plan showing location of view 2

2

View across site from north-east (as per view 2)
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2.7 Surrounding Ecological Context

The surrounding ecological designations 
are as follows:
• Deangarden Wood Local Wildlife Site 

(LWS) is located to the west and north of 
the site.

• Barrowcroft Wood Biological Notification 
Site (BNS) is located to the south east.

• There are no ecological designations 
directly to the north-east of the site.

Gomm’s Wood LNR

Gomm Valley SSSI

Gomm Valley LWS

Barrowcroft Wood BNS

Deangarden Wood LWS

Deangarden Scrub BNS

Deangarden Wood BNS

Diagram of ecological designations in wider surrounding context

Key

 Site Location

 Site of Special Scientific Interest (SSSI)

 Local Nature Reserve (LNR)

 Local Wildlife Site (LWS)

 Biological Notification Sites (BNS)

 Ancient & Semi-Natural Woodland (ASW)

 Lowland Calcareous Grassland
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2.8 Site Ecology

The ecology of the site is as follows:
• Unploughed calcareous grassland 

represents a UK Priority Habitat and 
has led to the site being designated a 
Biological Notification Site (BNS).

• The grassland has been encroached by 
colonising scrub, leading to the loss of 
portions of grassland.

• The introduction of proactive 
management can allow areas of 
calcareous grassland to return.

• The site supports populations of common 
reptiles and invertebrates.

• Opportunities are present for foraging 
bats, common birds and small mammals.

• The site boundary encroaches into the 
Ancient Semi-Natural Woodland that 
bounds the edges of the site. This is a 
special and irreplaceable habitat which 
complements the site’s primary habitat.

Diagram of current ecological conditions of site
Key

 Site Boundary

 Ancient Woodland

 Woodland

 Scrub

 Hedgerow

 Defunct Orchard

 Tall Ruderal

 Hardstanding

  Unimproved Calcareous Grassland  
(Centaurea nigra sub-community)

 Semi-improved Grassland

  Semi-improved Grassland  
Sub-community:

  Red Fescue: species poor.  
grass dominant

  Common Nettle: species poor. 
frequent Common Nettle

  Common Knapweed: relatively 
herb-rich but specie-poor example
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2.9 Site Arboriculture

• Trees on site are primarily native and 
naturalised deciduous species.

• Most established components occur 
toward the site boundaries.

• Interior contains intermittent parcels of 
scrub which have encroached through 
natural colonisation.

• The site’s principal arboricultural feature 
comprises an area of designated ancient 
woodland (Deangarden Wood) which 
lies to the west of the site, overlapping 
the western and southwestern site 
boundaries.

• Deangarden Wood predominantly 
comprises mature Ash and Beech, 
with an understorey formed of Hazel 
and Holly. As a cohesive arboricultural 
feature, the woodland is considered to 
be of high arboricultural quality.

• Cohesive parcels of early mature 
trees have established at the southern 
and north-eastern corners of the site. 
Whilst individual components are not 
significant, when considered collectively 
these groups provide a moderate 
contribution to the amenity of the site.

• Large mature high quality trees form a 
thin woodland strip along the edge of 
Abbey Barn lane.
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DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

Based on topographical survey ref: 1602012 - Abbey Barn - Topo Final.dwg

REVISIONS

SCALE

1:1000 @ A1 GW
DRAWN

Abbey Barn North, High Wycombe

Abbey Barn Holdings

Chk'dDrawnNOTEDATEREV

KEY:

Tree Numbers

Category 'A' RPA

Tree Canopies

15

Category 'B' RPA

Category 'C' RPA

Category 'U' Trees
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1:1000 @ A1

Shading Arc

[8]

Cited from Google Earth

Note: Trees 23, 53, 56, Groups G4-G8, G11
and Woodland W1 are not on the topographical
survey and their locations have been
approximated using a scale aerial photograph
combined with measurements taken on site.

W1 is designated Ancient Woodland. The RPA
to W1 has been given a 15m offset.

G8
Species: Hawthorn, Ash, Cherry, Elder,
Sycamore.
DBH: 200mm# average, 340mm max
Height: 10m max
Canopy Spread: 4m average
Category: C1

Intermittently spread internal parcels of
regenerative scrub. Mostly clad in Ivy.
Considered to be of low arboricultural value.

Key

 Tree Canopies
 Category ‘U’ Trees
 Category ‘A’ RPA
 Category ‘B’ RPA
 Category ‘C’ RPA
 Shading Arc

 GB
Species: Hawthorn, Ash, Cherry, Elder,Sycamore.
DBH: 200mm# average,  
340mm maxHeight: 10m max
Canopy Spread: 4m average
Category: C1

Intermittently spread internal parcels 
of regenerative scrub. Mostly clad 
in Ivy.Considered to be of low 
arboricultural value.

Arboricultural survey (undertaken following guiding principles of BS5837:2012)
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2.10 Site Constraints

Access & Movement

 Site boundary

  Permissive footpath

  Old Abbey Barn Lane

  Abbey Barn Lane 
Realignment

 Road network

  Sources of sound

• Abbey Barn Lane realignment a strategic objective
• Permissive access across site to Deangarden Wood retained
• Mitigation strategies for homes closest to road to address 

possible traffic noise

Topography, Views & Proximity

+68 AOD

+60 AOD

+105 AOD

+108 AOD

 Site boundary

 Topography

  Views from Abbey Barn 
Lane

  Key view from Gomm 
Valley

  Min 25m seperation from 
homes on Deangarden 
Rise

• Sloping, bowl-shaped site
• 48m level difference across site
• Potential visual impact as seen from Gomm Valley and Abbey 

Barn Lane
• Minimum 25m rear separation from Deangarden Rise to protect 

privacy, this should be increased where the land slopes
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2.10 Site Constraints

Utilities

 Site boundary

  BT

  Foul sewer

  Gas

 Overhead line

  No build zone

• Electrical overhead lines across east of site will need to be 
rerouted

• No build zone maintained around sewage transfer pipeline on 
west of site

• New utilities should run below new roads

Surface Water Flood Risk Constraint

+68 AOD

+60 AOD

+105 AOD

+108 AOD

Surface water
flood flow path

• Location of surface flood flow through centre of site.
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2.10 Site Constraints

Green Infrastructure

Ecology

 Site boundary

  Extent of Deangarden 
Scrub BNS to be preserved

 Barrowcroft Wood BNS

  Ancient Semi-Natural 
Woodlands with 15m buffer

• Minimum 15-metre no-build buffer from the designated 
boundary of Deangarden Ancient Semi-Natural Woodland

• Majority of calcareous grassland of Deangarden Scrub BNS to 
be preserved and restored

Arboriculture

 Site boundary

 Existing Trees (Cat A)

 Existing Trees (Cat B)

 Existing Trees (Cat C)

 Existing Trees (Cat U)

 Existing Scrub (Cat B)

 Existing Scrub (Cat C)

• Category-B components in the north-east of the site retained 
where possible

• Existing tree and hedge along Abbey Barn Lane retained where 
possible
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3.1 Green Infrastructure

Preserved calcareous grasslands (illustrative example)

  Site boundary

  Restoration of 
grasslands

  Ecological 
links 
threaded 
across siteDiagram illustrating ecological opportunities

ECOLOGY 

An ecologically sensitive development that preserves and 
enhances the existing biodiversity, whilst allowing for greater 
enjoyment of the natural environment by residents and local 
people.

• Set aside the more ecological significant land on the west of 
the site for the restoration and preservation of the existing 
chalk grassland.

• Thread ecological links through the site with the provision of 
grassland and woodland habitats.

• Include a relocation strategy of existing ecology within the 
area proposed for development.

• Deliver significant measurable net gains in biodiversity that 
reflect the site’s existing nature conservation interests and 
its designation as a Biological Notification Site and Green 
Infrastructure Area.

• Set out a sustainable management framework, to be secured 
via legal agreement, for the funding, delivery and ongoing 
maintenance of the chalk grasslands for the foreseeable 
future.

• Set out a strategy to minimise indirect impacts on the 
retained ancient woodland and areas of retained grassland. 

• Retain existing ecological connectivity between the habitats 
within the site and the former Bourne End to High Wycombe 
Railway Line corridor.

E1

E2

E3

E4

E5

E6

E7
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Trees located on the Abbey Barn North Site

 Site boundary

  Deangarden Ancient Semi- Natural 
Woodland

  Trees/woodlandDiagram illustrating site trees

TREES

A design in harmony with the woodland edge landscape 
character of the site.

• Avoid negative impact to the Deangarden Ancient Semi-
Natural Woodland through the provision of a minimum 15m 
buffer.

• Retain the mature woodland in the north-east of the site 
where possible, and replant where possible, to ensure its 
landscape contribution to Deangarden Rise, Abbey Barn 
Road and Kingsmead Road is maintained.

• Maintain the wooded character of Abbey Barn Lane through 
preservation of existing planting where possible and 
replanting where this is not possible.

• Incorporate significant numbers of trees throughout the 
development to reinforce the woodland character and setting 
of the site.

T1

T2

T3

T4
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3.2 Landscape & Visibility

View toward the site from Gomm Valley (as per view 1, pg 12)

 Site boundary

 Topography

  Short views into & across the site

  Long view across the site

  Key view from Gomm ValleyDiagram illustrating key views

Homes nestled within the hillside, respectful of views from 
surrounding areas.

• Respect the character of the valley and minimise the visual 
impact of development by limiting the developable area 
to the valley floor and less visually-sensitive south-eastern 
valley slopes.

• Avoid excessive manipulation of the valley’s topography and 
incorporate structural planting throughout to soften the hard 
form of the development.

• Retain the characteristic wooded backdrop to the settled 
valley floor.

L1

L2

L3



Abbey Barn North Development Brief24 3.0 DEVELOPMENT OBJECTIVES & OPPORTUNITIES

3.3 Access & Movement

Safe and attractive streets for pedestrians, cyclists and vehicles

 Site boundary

 Topography

 Abbey Barn Lane Realignment

 Main routes

 Site connections

Diagram illustrating the indicative movement strategy across the site

Create a neighbourhood that offers a safe, attractive and 
sustainable travel network that integrates with the surrounding 
existing context.

• Provide safe and attractive access to the site for all modes of 
transport, including walking and cycling, in conjunction with 
the Abbey Barn Lane realignment.

• Provide a safe, attractive, and legible hierarchy of residential 
streets that work with the topography and include:

• good walking connections to the local footpath network, 
neighbouring communities, the public right of way network 
(including Deangarden Rise) and bus stops.

• good cycle connections to the east/west cycle route and 
other key destinations to the north-east.

• Provide a network of primary and secondary paths from the 
development to Deangarden wood.

• Balance pedestrian permeability through the site with 
security and privacy.

A1

A2

A3

A4
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3.4 Homes & Community

Central communal amenity space

 Site boundary

 Grasslands

 Homes

 Central focus

 Focus of residential area

 Visual Iink

  Visual buffer from homes on 
Deangadern Rise

Diagram illustrating concept of homes around central focal space

Provide for a vibrant, diverse community, with a social centrally-
focused layout against a natural backdrop

• Make optimum use of the site for the provision of residential 
development providing a mix of well-designed new homes of 
varying types and sizes.

• Create a central amenity space with mainly visual 
connections to the calcareous grasslands.

• Deliver an appropriately located and oversized Local 
Equipped Area of Play (LEAP) and further Local Areas of Play 
and appropriately utilise the amenity value of the grasslands, 
both visually and through limited access. All play areas are to 
be designed with a ‘natural play’ approach that is in keeping 
with the landscape character of the site and supported by 
good levels of natural surveillance. 

H1

H2

H3
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3.5 Built Form & Layout

House designed for a planted, sloping setting

 Site boundary

 Topography

 Views

 Area for Homes

  Ecological 
permeability

 Grasslands

  Surface water 
flood flow path

Diagram illustrating indicative built form and permeability

Built form designed to respond positively to topography, 
landscape and ecology, embracing the opportunities for views 
and high quality spaces in a natural setting.

• Accommodate level changes within the site layout and design of 
dwelling plots, minimising the requirements for earth moving and 
retaining walls.

• Use the gradient and vegetation to provide views and privacy.

• Arrange massing and roof form to ensure the overall building scale 
and form is sympathetic to its context

• Ensure building layout and design encourage active streets and 
provide passive outlook for security of streets and open spaces.

• Create a distinct built character that is appropriate to the natural 
setting.

• Utilise low carbon technologies and sustainable construction 
practices.

• Design the dwellings within an ecologically permeable and 
comprehensive landscape setting. Limit private ownership to avoid the 
proliferation of fencing and garden structures. 

• Take an imaginative approach to private amenity space provision such 
as terraces, roof gardens and balconies to reduce pressure on the 
surrounding landscape setting.

• Set out a sustainable management framework for the ongoing 
maintenance of the semi-private and communal areas in the interests 
of ecological permeability and landscape impact mitigation.

• Limit the potential impact of the proposed development on adjoining 
residential properties in terms of overlooking, daylight/sunlight and 
outlook.

• Maintain a minimum back to back distance of circa 18 metres to 
ensure that there is adequate scope for structural planting to establish. 
Where structural planting corridors are created these need to be in 
common ownership to minimise the risk of vegetation being removed.

• Off-set dwellings from surface water flood flow path and set above 
ground level.

B1

B2

B3

B4

B5

B6

B7

B8

B9

B10

B11

B12
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4.1 Ecological Strategy

Calcareous grassland will be restored 

To enable residents and local people to 
enjoy the restored calcareous grassland 
without detriment to the habitat, a 
number of footpaths should be provided 
through the grassland:

• Primary footpaths can be created that 
are accessible all year round.

• Secondary footpaths can be created 
in summer months when a greater 
level of recreation is likely to be 
popular.

In order to define the extent of the 
calcareous grassland, and prevent any 
indirect effects of future development 
(such as fly-tipping or formal garden 
extensions), new shrub, hedgerow and 
tree planting could be created, where 
appropriate, to form a natural boundary 
to the agreed developable area.

To maximise the ecological value of 
the site for wildlife, specific faunal 
enhancements can also be provided, 
including bird boxes, bat boxes, reptile 
hibernation sites and log piles / 
invertebrate features.

Bio-diversity accounting and a 
qualitative ecological strategy shall 
be submitted in support of any future 
application.

E1

A3

E2

L2

E4

Restored grasslands

Secondary path 
through grasslands

Bird boxes

Reptile hibernation 
sites

Key

 Site Boundary

 Development Area Boundary

  New Hedgerow/Tree 
Boundary Planting

  Retained & Managed Scatted 
Scrub

  Restored Calcareous 
Grassland

Diagram showing area of restored grasslands and new boundary 
planting
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4.1 Ecological Strategy

As the site evolves, there will be 
opportunities to provide brown, sedum 
and/or green/blue roofs in key 
locations to enhance the ecological 
value of the site. 

These will offer the following benefits:

• Improved insulation of buildings.
• Supplement the Sustainable Urban 

Drainage strategy (SUDS) value of 
the site.

• The inclusion of brown roofs and 
chalk grassland roofs around the 
periphery of the development 
(adjacent to the calcareous 
grassland), will offer additional 
opportunities for invertebrates 
to forage and shelter, extending 
the permeability of the site, and 
maximise the biodiversity benefits of 
the development.

• The inclusion of sedum roofs in 
the centre of the development will 
provide opportunities for bird species 
and invertebrates, as well as offering 
a green, natural appearance for the 
dwellings further up the slope.

• A green/brown roof maintenance 
plan will need to be submitted. 
Management of green/brown roofs 
may need to be included in common 
maintenance. 

E4

B6

E2

E3

E4

L2

B10

B9

Diagram showing possible appropriate locations for brown/sedum roofs

Key

 Site Boundary

 Development Area Boundary

  Locations within the developable area 
which are suitable for a portion of 
dwellings to support brown roofs

  Locations within the developable area 
which are suitable for a portion of 
dwellings to support sedum roofs

Brown roof - 
substrate surface is 
left to self-vegetate 

Sedum roof - variety 
of sedum species 
grown on roof 
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4.2 Planting Strategy

• The site’s woodland and grassland 
setting is seen as a positive 
feature that will be given strong 
consideration within design 
proposals for the site.  

• A comprehensive and integrated 
landscape setting will be provided, 
with planting that flows through the 
development.

• The core of the planting palette 
should contain native species 
of local provenance, with 
supplementary ornamental species 
carefully selected to provide wildlife 
benefit and habitat diversity. 

New planting should include:

• Semi-private ecological corridors 
permeating the site and running 
between the rear of plots.

• Planted pedestrian links. 

• Planting for visual screening to the 
rear of housing plots and at the edge 
of the development. 

L3

E2

T4

E3

E4

B7

A2

L2 Diagram showing areas of restored grasslands and new planting

Key

 Site Boundary

  Planting for Visual Screening at Development Edge

 Semi-Private Ecological Corridors

 Planted Pedestrian/Ecological Corridor

 Retained & Reinstated Calcareous Grassland
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4.2 Planting Strategy

A planting hierarchy should be introduced with predominantly natural planting at the periphery of the development, semi-natural in the ecological 
corridors and pedestrian links, and more maintained forms of semi-natural planting to characterise streetscapes: 

NATURAL  SEMI-NATURAL  SEMI-NATURAL MAINTAINED

E4 L3 T4

2

1
3

3

3
4

4Illustrative site section annotated with planting areas

1

Development Edge 
Native tree and shrub planting will be 
established on the periphery of the 
development to provide a robust and 
diverse vegetation structure that features a 
varied canopy structure. 

2

Semi-Private Ecological Corridors
Should comprise a continuous mixed belt of native deciduous and ever green small and 
medium sized tree species.  A minimum area of 18 metres should be retained between 
the rear facing  dwellings the majority of which should be set over to soft landscaping 
to support the ecological tree planting belts.  The ecological corridors fulfills three key 
functions: 1) ecological connectivity; 2) visually breaking up the hard form of development; 
3) providing privacy between dwellings; 4) ensuring adequate canopy cover within the site.
The buildings can only be located 18m apart if there is a tree belt.  Otherwise it is a 
minimum of 25m.
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4.2 Planting Strategy

A planting hierarchy should be introduced with predominantly natural planting at the periphery of the development, semi-natural in the ecological 
corridors and pedestrian links, and more maintained forms of semi-natural planting to characterise streetscapes: 

NATURAL  SEMI-NATURAL  SEMI-NATURAL MAINTAINED

E4 L3 T4

2

1
3

3

3
4

4Illustrative site section annotated with planting areas

3

Pedestrian Links

The pedestrian links should provide an 
intermediary planting zone between the 
development edge planting and the more 
maintained streetscenes.   
Semi-maintained native coppiced 
woodland, understory shrub and 
ground flora planting should be used to 
characterise the new pedestrian links.

4

Streetscene  

Streetscene planting will utilise a core of native 
tree species, to provide the planting structure 
within the residential setting.
Street trees should be incorporated into the 
design.
Native grasses and wildlife friendly ornamental 
planting species will be introduced to provide 
an aesthetic setting for the new community.
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4.3 Play Strategy

1) Central Amenity Space with Oversized 
Local Equipped Area for Play (LEAP): 
(approx. 0.3 ha)
• 15m buffer to property frontages, creating 

further space for activities and games. 
• 925m2 active play zone provided, an 

increase on the typical 400m2 provision.
• ‘Natural Play’ focus using materials and 

elements appropriate to the landscape 
setting, such as timber, boulders, sand 
bark mulch, felled trees, earth etc.

• Natural surveillance from surrounding 
properties creates a safe environment.  

• A range of  experiences available 
including: balancing, rocking, climbing, 
agility, sliding and social play.  

• 2) Play within Woodland Walks: 

(approx. 0.2 ha) 
• Informal passive features that reflect 

the woodland setting and encourage 
exploration such as stepping stone logs 
and hollowed out logs.

3) Features within the Grassland Setting: 
(approx. 5.5 ha) 
• Light-touch education and exploration 

features provided that relate to the 
habitats and wildlife found within the 
grasslands, such as information boards, 
insect hotels and log piles.

H2 H3

Minimum Open Space / Play Provision: 6 ha

Diagram showing play strategy

1 2 3
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4.4 Landscape Management

Chalk Grasslands

As part of a future residential development, the chalk grassland 
should be restored across the site and the landscape 
maintained in the following manner:

• An acceptable package will be secured for the restoration of 
the remaining chalk grassland.

• The land may be gifted to a Trust or other suitable 
responsible organisation with a proven track record in 
managing and maintaining chalk grassland such as the Land 
Trust; Berks, Bucks & Oxon Wildlife Trust or similar.

• Provisions will be made for the long term management/
maintenance of the chalk grassland. Dividends from an 
invested sum possibly topped up by future payments from 
occupiers could be considered.

E5

A specialist landscape management company clearing scrub

Shared Amenity Areas

The semi-private ecological corridors and other shared amenity 
areas will be communally owned and maintained in the 
following manner: 

• A management company will be appointed to take care 
of these areas to allow a comprehensive approach to 
landscape management and establishment/retention of 
structural landscaping.

• This maintenance will be paid for by payments from 
occupiers.

• If appropriate this may be the same management company 
as the one responsible for the chalk grasslands, though it is 
likely that it will be more suitable for separate companies to 
maintain the separate areas.

B9

A management company maintaining communally owned planting
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4.5 Access & Movement

Diagram showing indicative access & movement strategy

Key
 Site Boundary
 Developable Area
 Road Network
 Primary Circulation
 Secondary Circulation

 Tertiary Circulation
 Pedestrian/Cycle Routes
  Former Bourne End to High 
Wycombe Railway Line

 East/West Cycle Route

• Primary and secondary routes should 
be aligned to site contours as much as 
possible.

• Abbey Barn Lane realignment should be 
incorporated into the vehicular access 
strategy (see appendix 1).

• Pedestrian and cycle trails should be 
incorporated and prioritised to minimise 
reliance on car use.

• Secondary pedestrian links could be 
created as wooded cross-slope links, 
increasing the connectivity of the 
scheme.

• Pedestrian routes will connect to the 
permissive paths in Deangarden Wood.

• Old Abbey Barn Lane and Former Bourne 
End to High Wycombe Railway should be 
incorporated into the pedestrian/cycle 
access strategy.

• Utility provision for gas, water & electric 
should run under or adjacent to roads, 
avoiding soft landscape areas. 

• There should be a dedicated walk/cycle 
connection linking the site to the east/
west cycle route on Kingsmead Road. 

• The Kingsmead Road junction will be 
designed with pedestrian and cycle 
priority in mind. 

• The residential road network should be 
designed to a low vehicle speed (circa 
20mph).

L2

A1

A2

A4

A3

B7

A2

A1



Abbey Barn North Development Brief36 4.0 BRIEF FOR DEVELOPMENT

4.6 Parking Strategy

• Parking delivered in accordance with 
county-wide guidance.

• Unallocated parking should be 
included to provide a flexible resource 
for residents and visitors.

• Parking adjacent to houses given 
preference over integral garages. 
Garages provided only where they 
are not of detriment to the ecological 
ethos of the development.

• Parking spaces to be designed with 
preference for permeable surfaces.  

• Varied approach to parking to 
minimise obtrusiveness, including the 
following possible options:

A1

B4

E2

Allocated:

1

Parking located 
between plots, 
behind building line

2

Perpendicular 
parking in front of 
homes

Unallocated:

3

Parking areas 
embedded in the 
landscape

4

On-street parallel 
parking

1

2

3

4

Illustrative plan of possible parking layout
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4.7 Approach to Slope

• Level changes should be incorporated 
into buildings and building plots.

• Uphill and downhill building 
typologies can be provided.

• The site slope allows possibility for 
long views across site, which should 
be utilised.

• Roofs can slope to maximise views 
across the site.

• Sedum, green & brown roofs will 
soften views when seen from above. 

• Semi-private communally owned 
ecological corridors will run between 
the rears of building plots, providing 
additional privacy and breaking up the 
hard form of development.

H1

B1

B2

B3

B7

E2

Houses nestled in 
slope

Built form steps 
down with the slope

Slope allows houses 
long views across 
site

B2

Denser typologies 
and increased height 
acceptable further 
down the slope, 
such as flat blocks

B3

Development 
Plot Street

Development 
Plot

Ecological 
Corridor

Development 
Plot Street

Development 
Plot

 Existing Slope (indicative)
Diagram of indicative slope layout
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4.8 Privacy & Overlooking

• Offsetting alternate rows of housing 
will increase the visual permeability 
across the site.

• Restricting side aspect to one of the 
sides allows for homes to be placed 
closer together, whilst retaining 
privacy and creating an active side 
garden.

• All homes should have strong 
frontages to the street, encouraging 
neighbourly interactions and provide 
natural surveillance.

• Additional aspect may be provided to 
the rear of houses where privacy is 
protected through a combination of:

 - slope
 -  semi-private structurally planted  

ecological corridors 
   (of minimum 18m width) 
 - architectural design

B3

B4

B2

Key

 Primary Aspect
 Secondary Aspect

  Ecological  
green link

Section and plan showing privacy strategy

Detached dwellings 
allow views through

B3
Spaces through 
houses relative to 
widths of houses

Triple aspect 
dwellings with key 
side amenity space

Flat blocks placed 
strategically where 
multiple ‘front’ 
aspects are desired

B4
Ecological green 
links provide 
screening and visual 
amenity

B7
Semi-permeable 
boundaries used 
where necessary to 
increase privacy

A4
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4.9  Architectural Approach

• The buildings should be designed 
with a consistent architectural 
approach to create a strong built 
identity and sense of place.

• Whilst dwelling sizes and typologies 
can vary across the site, the 
architectural identity should be 
consistent.

• This architectural identity should be 
achieved using a selective palette of 
materials applied across the site.

• Materials should be selected with 
a consideration of their sustainable 
properties and their appropriateness 
for the landscape setting.

• A range of high quality private 
amenity space should be provided. 
Much of this should be integrated 
with the built form, such as balconies, 
terraces and decking, reducing the 
requirements for fencing and barriers 
through the semi-private ecological 
corridors.

• The design of windows and openings 
should be carefully considered to 
address overlooking issues and 
provide natural surveillance.

B5

B6

B8

B4

Buildings should be 
designed in harmony 
with the landscape 
setting.

A selective material 
palette will give 
the buildings 
a consistent 
architectural identity.

Strong connections 
between internal 
and external spaces 
to celebrate the 
landscape setting.

A range of private 
amenity spaces 
should be provided, 
including balconies 
and terraces.

Materials
Buildings should appear to fit in with the landscape setting, using materials sympathetic to 
the surroundings, such as:

Dark metal Blackened 
timber

Natural 
timber

Brick Stone

Roof Types
Roof finishes should be either be planted, or use dark colours with matt finishes, to reduce 
visual prominence. Possible appropriate roof finishes include:

Brown Sedum Raised metal 
seam

Fibre cement Roof tiles
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4.10 Private Amenity Strategy

• Amenity should be carefully located to correspond with the privacy 
strategy and slope.

• Private amenity could be provided in a variety of ways, which may 
include the following for homes located downhill from the street.

• There will need to be clear definition between the private amenity 
areas to the rear of dwellings and semi-private ecological areas to 
ensure containment of personal effects, children and pets. This could 
be achieved in a variety of ways. It is likely to commonly inclde a low 
level railing (or other form of enclosure) and hedging. 

B2

B8

1

Roof terrace with views over 
ecological green link

2

Path to front door touching 
lightly on the landscape

3

Side amenity raised off slope

4

Surface finishes to distinguish 
private rear space from communal

Possible downhill amenity strategy:

1
2

3

4

S
tr

e
e

t

G
re

e
n

 
L

in
k

S
tr

e
e

t

DOWNHILL 
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Illustrative perspective of possible downhill home design
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4.10 Private Amenity Strategy

1

Roof terrace with views  
across site

2

Amenity space to side  
between buildings

3

Amenity space over car parking

4

Planting in front of building to 
provide buffer to street

5

Slope provides privacy to rear garden space

Possible uphill amenity strategy:
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UPHILL HOMEIllustrative perspective of possible  
uphill home design

• The following may be appropriate ways of providing 
private amenity to homes located uphill from the street:

B2 B8
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4.11 Condition Areas

 Valley Bowl (Typical Condition)
• Embedded in hillside, working 

with topography to maximise view 
opportunities, whilst ensuring 
visual impact to surroundings is 
minimised.

• Potential for greater building heights 
and denser typologies at the base 
of the valley floor (shown dashed).

Additional consideration will need to 
be made for the following conditions 
(set out in more detail in the following 
pages):

 Abbey Barn Hillside
• Follows south-eastern edge, 

adjacent to realigned Abbey Barn 
Lane.

• Attractive long-distance views.
• Slope and vegetation used to 

create a visually screened buffer 
between homes and the new road.

 Deangarden Edge
• Transition between site and 

existing homes to the north-east.
• Respectful of privacy of existing 

homes with adequate separation 
distances.

B1

B3

B2

T4

B10

Diagram of condition area extents
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Abbey Barn Hillside

• Across much of the site the Abbey 
Barn Lane realignment cuts into 
the slope (to be confirmed), placing 
the road lower than the homes (see 
Section A-A).

• Where the road is lower than homes 
overlooking concerns are reduced.

• On the part of the site where the 
road may be level to or above 
the homes (see Section B-B), the 
homes will need to be designed 
with reduced aspect on the south-
eastern side.

• Landscape treatments should be 
used to promote rural character, 
increase privacy, screen homes 
from the road and provide acoustic 
attenuation.

• Amenity space should be carefully 
located and designed to address the 
proximity to Abbey Barn Lane.

T3

B2

B8

1

Planting to act as 
visual screen to 
Abbey Barn Lane

2

Amenity placed to 
side of dwelling 
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Location plan of condition area and  
section cuts

Possible design of Abbey Barn Lane Ridge home:

12
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Deangarden Edge

• Appropriate location for traditional 
layouts and semi-detached/terraced 
dwellings, to respond to existing 
houses located along Deangarden 
Rise.

• A minimum 25m window to window 
distance should be maintained 
between houses on Deangarden Rise 
to ensure privacy. 

• Where 25m distance is not possible, 
additional design work will be 
required to address this, such as 
setting windows or dwellings at 
oblique angles.

• Appropriate location for traditional 
rear garden arrangements, due to 
relationship with back gardens of 
Deangarden Rise.

• Planting at rear of boundary should 
be used to provide visual screening 
between properties.

H1

B10

L2

1

Two storey semi-
detached homes

2

Traditional rear 
garden arrangements
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Section C-C showing boundary condition
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Location plan of condition area and  
section cut

Possible design of Deangarden Edge home:
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4.12 Illustrative Masterplan

The adjacent 
illustrative 
masterplan has 
been derived from 
the assessment 
of constraints and 
opportunities set out 
in this development 
brief.

  Site Area  
(11.6 ha)

  Developable 
Area (5.4 ha)

  Surface water 
flood flow 
path.

  Attenuation/
Infiltration 
Basin

  Exceedance 
event flow 
route.

  Pedestrian/
Cycle Route
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APPENDIX 1 - ABBEY BARN LANE PROPOSED REALIGNMENT
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