Notes on the Public Participation at the Parish Council Meeting held at the Marsworth
Village Hall on Monday 9 March 2026 at 8pm

The Marsworth Parish Council Chairman welcomed residents to the meeting and gave a
brief explanation of the strategic planning process and how sites in Marsworth had been
nominated.

2 years ago the number of houses required in the Buckinghamshire Local Plan by 2040 was
65,000, but that number has now increased following a change of Government to 95,000— so
a 50% uplift spread across the next 14 years. The previous scheme had implied around a
10% increase for small villages, ie 30 houses, for Marsworth.

As a consequence of the fresh call for development sites by Buckinghamshire Council; the
Airfield, a small piece of land at White Lion Bridge and a piece of land north of Stepnells
were nominated. The first two were deemed unsuitable by Buckinghamshire Council, but
Stepnells is now listed as a potential site for development. The land is owned by the Oxford
Diocese and the policy of the Church is to sell its land to fund the salaries of its staff. There
is also potential land across the Red Lion Bridge in Lower End but this was not nominated in
the call for sites.

Other local villages have incurred similar volumes of new development space but a huge
area around Cheddington has been nominated, which could have as many as 10,000
additional houses. This would massively impact all villages in the lvinghoe Ward and could
be expected to double traffic along the Lower Icknield Way from 1M each way per year to
around 2M. If implemented a new roundabout at the Lower Icknield Way -Vicarage Road
junction would probably be needed.

A previous application in 1989 to develop the land near Stepnells for 40 houses was turned
down, the area now proposed is for as many as 90.

ISSUES WITH THE LAND ABOVE STEPNELLS

Transport and Traffic

Access to the proposed new development could be limited to a road in and out onto Lower
Icknield Way possibly requiring a roundabout just opposite College Farm. There would be a
risk from cars coming over the brow of the hill at speed.

It could also be possible for access to be through Stepnells and/or the Crescent but this
would cause an increase in traffic on these quiet residential roads and on to Vicarage Road
which residents wish to avoid. To put into context, the 13 houses built at Marsworth Wharf
led to circa 80-90 traffic movements a day in Church Lane.

Traffic heading to Tring would either route via the White Lion Bridge, a bottle neck with traffic
lights, or via Pitstone/Castlemead — causing increased traffic congestion in this direction.
Traffic heading to Aylesbury would add to congestion at the White Lion Bridge.

There is no public transport link to Tring Station: there is not a direct bus connection to Tring
Station from Marsworth. The car park at Tring station is full by 8:00 am on working days, and
the planned Grove Fields and other development in Tring increasing housing by 2,290 will
make this worse. Cheddington Station is a less attractive option with the proposed 10,000
development, fewer trains and little scope for improvements and with no disabled access
and limited parking.

Schooling

Marsworth school has some space but only takes children for the first three years after which
they would have to move to other primary schools and Brookmead School in Pitstone is full.
Cottlesloe is over-subscribed and secondary schools in Aylesbury are currently full and with
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all the new development around Aylesbury will soon become oversubscribed. Not all
Marsworth children were able to get their choice of local secondary school place this year.
The likely residents of a new Stepnells development would be young families wanting school
facilities and other amenities- which do not currently exist in the village.

Other Infrastructure Issues:

Marsworth is a ‘small village’, it does not have any medical facilities, no shops, only a small
early years’ school, and secondary schoolchildren need to catch a school bus to Tring (which
will soon cease as Herts has stopped Bucks children accessing its schools locally) or Wing
or Aylesbury.

Very limited public transport serves Marsworth and no direct rail connections.

Doctors and dentists are very full in both the Ward and Tring

The sewerage system (both locally and regionally) can only just cope with the current
population and planned extra homes will need a major upgrade.

The water pressure in the village is already very low and would also need a major upgrade,
The Fire Brigade have had to use the canal in Marsworth twice in the last 5 years due to low
water pressure.

Environment

Many residents have moved to Marsworth because they wanted a small village environment.
Existing houses in The Crescent and Stepnells are standard 2 story detached and semi-
detached dwellings. The Buckinghamshire Councillors have advised that it was quite
possible that the new-build houses could be 2.5 stories high with dormer windows in the
roofs. These would be quite out of character, increasing the lack of a sense of community
with the rest of the village.

The site is within the Beechwood Special Area of Conservation around Ashridge. Suitable
Alternative Natural Greenspace (SANG) will have to be found.

The site is very close to the Chilterns National Landscape (ex- AONB) and the Marsworth
Reservoirs SSSI. 90 new houses would detract from the view from and amenity value of
these areas.

The fields are currently productive, quality farmland that supports breeding skylarks (on the
endangered Red List), They also support populations of small deer, bats, foxes, badgers,
and provide feeding grounds for migrating geese. The adjacent woodland provides roosts for
starlings (responsible for locally famous murmuration displays) and a significant population
of jackdaws.

This development is not perceived to bring any advantage to the village of Marsworth.

If this goes ahead

Important to consider the following:

Roads and bridges would need widening and footpaths created

Footpaths across or alongside the widened bridges would need to be created

A New Play area for children within the new development would be desirable.

An Environment impact Assessment should be carried out.

A Sustainable Public Transport plan is essential if the development is to be at all sustainable
and with enhanced bus services to Tring town, Tring Station and Aylesbury as a minimum/

WHAT NEXT

Comments by 16 March. All details and links on the Marsworth website
https://www.marsworth.org.uk/planning-matters/
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