
AYLESBURY VALE
DISTRICT COUNCIL

Conservation Area
Management Plan

District Wide Strategy

May 2009





AYLESBURY VALE DISTRICT COUNCIL
Conservation Area Management Plan

District Wide Strategy

May 2009



AYLESBURY VALE DISTRICT COUNCIL

Conservation Area Management Plan – District Wide Strategy

Acknowledgements
Bob Edwards and James Webb of Forum Heritage
Services Ltd and Richard Guise of context4D are very
grateful to the following people and groups which have
contributed time, experience and extensive knowledge
towards the production of this document. From
Aylesbury Vale District Council; Freya Morris
(nee.Burden), Conservation Areas Officer and Project
Co-ordinator, Paul Acton, Emilia Hands and Lorraine
Carter of the Design and Conservation section,
Councillor Sue Polhill, Cabinet Member for Planned
Development, Jim Cannell, Head of Development
Control, Victoria Thompson (former head of Forward
Plans), Roger Newall, Tony Barker, Bill Nicholson and
Susan Kitchen. 

From English Heritage Nigel Barker, Historic Areas
Advisor. Additional members of the steering group
were; David Thuesdale, Chair of Haddenham Parish
Council and Warren Whyte, Buckingham Town
Council representative both of whom provided very
valuable contributions to the strategy development.
Warren also provided a number of photographs used 
in this report, Sandy Kidd, County Archaeologist,
Buckinghamshire County Council and Anuradha
Fitzwalter, Transport Policy, Buckinghamshire County
Council.

Groups and organizations which contributed directly
and indirectly to the report include Old Town
Residents, Aylesbury and Aylesbury Town Council,
The Aylesbury Society and Newton Longville Parish
Council (particularly the Parish Forum). 

May 20092



AYLESBURY VALE DISTRICT COUNCIL

Conservation Area Management Plan – District Wide Strategy

Contents

Foreword 4

1.0 Background to the project 5

2.0 Aims of the Aylesbury Vale District Wide Strategy (AVDWS) 5

3.0 Methodology 6

4.0 Document Review 7

5.0 Policy background 8

6.0 Characterisation and its use in a District Wide Strategy 12

7.0 Settlement sample 33

8.0 Analysis of the sample survey and application towards producing a district strategy 34

9.0 Buildings at Risk 35

10.0 Article 4 Directions 38

11.0 Boundary revisions 43

12.0 Development pressure 48

13.0 Extent of existing protection 52

14.0 Identifying sites for change 53

15.0 The need for Design Guidance for Development Sites 54

16.0 Management/restoration of particular features 55 

17.0 Traditional materials 57

18.0 Uses 60

19.0 Traffic management/street improvements & Public realm 61 

20.0 Education/information – encouraging ownership/community involvement 64

21.0 Monitoring and enforcement 65

22.0 Grants 66

23.0 Identifying the implications for local authorities 67 

24.0 Identifying the implications for owners and residents 69

25.0 Management of the natural environment 70

26.0 Conclusion 72

May 2009 3



AYLESBURY VALE DISTRICT COUNCIL

Conservation Area Management Plan – District Wide Strategy

The Aylesbury Vale District has an extremely rich and
varied historic environment which is treasured by
residents and visitors alike. Its market towns still retain
much of their historic scale, charm and character and
its villages have a local distinctiveness derived for
example from the use of local materials such as
witchert. Many of these towns and villages are
designated as conservation areas in recognition of their
special character. The district has 120 designated
conservation areas in 79 settlements. They are
irreplaceable assets that need to be managed to ensure
that future generations can continue to enjoy visiting
them, and that they are maintained as thriving
communities. 

The management of conservation areas is the
responsibility of everyone; residents, amenity
societies, the local authority, County Councils and
regional and national bodies. We all have to work
together to achieve a balance between private
enjoyment of land, positive change through the
planning system, priorities for public safety, statutory
duties and meeting the objectives of regional and
national strategies. We all have to ensure that these
areas are preserved or enhanced, that our decisions are
founded on an understanding of what makes them
special and that we allocate the appropriate resources
to ensuring their future. 

This District Wide Strategy has been prepared by
consultants on the local authority’s behalf and has been
developed with partners including English Heritage. It
has been supported by a steering group comprising,
Members and Officers of the Council and
representatives of local amenity societies. The strategy
is also being used by English Heritage as a pilot to
help other local authorities manage their conservation
areas effectively, which means that Aylesbury Vale is
leading the way.

The strategy is wide ranging and comprehensive in its
coverage of the historic environment and it will help
Aylesbury Vale District Council prioritise scarce
resources to parts of the historic environment where it
is needed most. It is not expected that we will be able
to achieve all of the recommended outcomes in the
strategy but it will inform the already considerable
work the Council undertakes in managing its
conservation areas and will help in ensuring the most
effective use of resources in the coming years.
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1.1 Aylesbury Vale District Council (The Council) is
committed to enhancing its management of the 120
individual conservation areas designated within the
district (covering 79 individual settlements). Within the
Planning (Listed Buildings and Conservation Areas)
Act 1990, there is a requirement to formulate and
publish proposals for the preservation and
enhancement of conservation areas within a local
authority’s area. This requirement was reinforced
through the short lived Best Value Performance
Indicator 219c, and the publication of English Heritage
Guidance; Guidance on the Management of
Conservation Areas (Feb 2006) putting an emphasis
on the production of management plans for all
conservation areas within a local authority’s boundary. 

1.2 This document, the Aylesbury Vale District Wide
Strategy (AVDWS) was produced as part of a project
part funded by English Heritage to explore the efficacy
of producing a strategic management plan for multiple
conservation areas within a given area. Three
documents are to be produced; a Model Strategy which
could be applied to any area, this document (the
AVDWS) and a Project Report discussing the overall
project and presenting the final conclusions.

1.3 The AVDWS takes its headings from the Model
Strategy. 
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1.0 Background to the project 

2.1 This part of the project seeks to produce an
AVDWS for all conservation areas within Aylesbury
Vale based on an understanding of local character and
distinctiveness, and so provide a mechanism for their
effective management. 

2.2 Project objectives:

n The identification and understanding of elements of
the historic environment which make significant
contributions to the character and local

distinctiveness of the district as a whole and specific
areas of the district

n The identification of conservation area management
issues, whether district-wide or relevant to particular
areas within the district

n Analysis of the management issues with regard to
their implementation within Aylesbury Vale

n The development of a district-wide strategy for each
of the conservation management issues

n The development of strategic policies for the man-
agement of conservation areas within Aylesbury Vale

2.0 Aims of the Aylesbury Vale 
District Wide Strategy (AVDWS)
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3.1 The production of an AVDWS for its conservation
areas requires the following stages to be undertaken:

n A review of existing documents relating to the
character of conservation areas in Aylesbury Vale

n A detailed examination of the policy background 
n A rapid character appraisal of the district including:

Landscape character utilising the national Landscape
Character Areas and the Buckinghamshire
Landscape Character Areas 

n Mapping of settlement form based on a recognised
settlement typology

n Vernacular building forms identified from
documentary sources, field visits and use of the
statutory List of Buildings of Special Architectural or
Historic Interest

n Vernacular building materials identified from
documentary sources, field visits and use of listed
building information 

n The selection of a sample of ten conservation areas,
chosen to reflect the variety of character identified
within the district in the character appraisal. 

n Field visits to the sample settlements to identify
management issues specific to the district or parts of
the district

3.2 The character appraisal and identification of
management issues within the sample settlements will
allow the development of an AVDWS which will
outline available management tools.

3.3 The practicalities of implementing the available
management tools will be discussed and where
possible strategic recommendations for the
management of the conservation areas of the district
will be suggested. These will form part of the planned
Supplementary Planning Document on the appraisal,
management and monitoring of conservation areas in
the district. 

3.4 Testing the efficacy of the AVDWS will be
undertaken and reported on within the Project Report.
Two conservation areas will have conventional
management plans produced by independent
consultants using the English Heritage Guidance on the
Management of Conservation Areas (English Heritage,
Feb 2006). The results of these management plans will
be compared to the AVDWS.

May 20096
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4.1 A scoping exercise has undertaken a
comprehensive review of relevant documentation. 
The following are the key documents which have been
considered as part of the project to date.

4.2 Policy Documents

n The Buckinghamshire County Structure Plan 1991-
2011

n Draft South East Plan – Core document (submitted
in draft 31.03.2006)

n Buckinghamshire County Local Transport Plan 2
(2006-2011)

n Aylesbury Vale District Local Plan adopted Jan 2004
n Aylesbury Vale Local Development Framework:

Proposed Submission Core Strategy (for Cabinet
April 2009).

4.3 Conservation Area Appraisals

n Aylesbury, Walton and Wendover Road Conservation
Area Appraisal (March 2004)

n Bierton Conservation Area Appraisal (October 1991)
n Bishopstone Conservation Area Appraisal (October

1991)
n Brill Conservation Area Appraisal (1980)
n Buckingham Conservation Area Appraisal (2004)
n Haddenham Conservation Area Appraisal

(September 2008)
n Great Horwood Conservation Area Appraisal (July

1989)
n Grendon Underwood Conservation Area Appraisal

(July 1989)
n Ludgershall Conservation Area Appraisal (October

1991)
n Nash Conservation Area Appraisal (April 2007)
n North Marston Conservation Area Appraisal (1972)
n Padbury Conservation Area Appraisal (1969)
n Quainton Conservation Area Appraisal (1972)
n Stowe Conservation Area Appraisal (July 1990)
n Waddesdon Conservation Area Appraisal (January

1990)
n Wendover Conservation Area Appraisal (1969)
n Whitchurch Conservation Area Appraisal (1971)
n Winslow & Shipton Conservation Area Appraisal

(July 1990)

4.4 Design Guides

n Residential extensions (1991)
n Building Materials (1995)

4.5 Advisory Guides

n How to look after your Witchert Building (2002)
n Listed Buildings (2003)
n Conservation Areas (2003)
n The conversion of statutory listed historic farm

buildings (2005)
n The conversion of traditional farm buildings (1990)
n Shop Fronts (2003)
n Thatching (2000)

4.6 Other sources

n Aylesbury Vale Environmental Character Assessment
– Historic Environment Assessment (June 2006)

n Brunskill, R.W. 1971 Illustrated Handbook of
Vernacular Architecture Faber and Faber, London

n Buckingham Environs Study – Historic Environment
Assessment (June 2006)

n Clifton-Taylor A 1987 The Pattern of English
Building (4th edition) Faber and Faber, London

n Countryside Agency 1999 Countryside Character
Volume 7 South East and London Countryside
Agency, Cheltenham 

n District-Wide Landscape Character Assessment
(2007) 

n Haddenham Environs Study – Historic Environment
Assessment (June 2006)

n Guidance on conservation area appraisals (2006)
English Heritage

n Guidance on the management of conservation areas
(2006) English Heritage

n McCann, J. 2004 Clay and Cob Buildings Shire
Publications, Princes Risborough

n Penyore, J. and Penyore, J. 1978 Houses in the
Landscape Readers Union, Newton Abbot

n Pevsner N & Williamson E, 2003 The Buildings of
England; Buckinghamshire, Yale University Press,
London

n Roberts, B.K 1987 The Making of the English
Village Longman, Harlow

n Roberts, B.K & Wrathmell, S. 2000 An Atlas of
Rural Settlement in England English Heritage,
London
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5.1 The Buckinghamshire County Structure
Plan 1991-2011

5.1.1 The Buckinghamshire County Structure Plan
1991-2011 was adopted on 23 March 1996. A review
was undertaken in 1999 and a deposit draft
Replacement Buckinghamshire County Structure Plan
was published in September 2003. The Planning and
Compulsory Purchase Act 2004 has introduced a new
planning system which will effectively render the
structure plan as obsolete. However, the Government
Office for the South East has confirmed that a number
of its policies will be “saved” from the adopted
Structure Plan until the adoption of the new Regional
Spatial Strategy – The South East Plan.

5.1.2 The following policies have been saved and are
directly relevant to the Conservation Area Management
Plans project.

TR1A: Traffic in Towns and Villages

In seeking to restrain future levels of traffic growth in
the county, and to promote more environmentally
sustainable travel, the County Council will implement
measures to reduce growth in the length and number of
motorised journeys; encourage alternative means of
travel, which will have less environmental impact than
the private car; and reduce reliance on the private car.
The measures to be implemented will include:

In towns:
The restraint of traffic in town centres and residential
areas through the introduction of demand
management and traffic calming measures and the
provision of additional traffic-free areas, together with
footpaths and cycleways into town centres and across
towns; The implementation of an integrated policy for
town centre on-street and off-street parking
throughout the County;  

In towns and villages:
The management of heavy goods vehicle traffic and
parking, to minimise environmental damage; Essential
junction and road improvement schemes The reduction
of traffic speed to a level commensurate with the type
of road, safety requirements and the local environment
by the implementation of traffic calming principles;
Development Control policies to be advised by the
District Councils in Local Plans following the
principles set out in the appendix to this Plan. 

LS3: Areas of Attractive Landscape 

Special attention will be paid to the protection and
enhancement of the scenic beauty, nature conservation
interest and amenity value of the following Areas of
Attractive Landscape, whose precise boundaries will
be defined in Local Plans:

The Ouse Valley downstream from Newport Pagnell; 
An area centred on Stowe, including the landscaped

park;
The Brickhills between Woburn Sands and Leighton

Buzzard;
The low hills between Quainton and Wing; 
The Brill-Winchendon Hills and the Thame Valley

downstream from Aylesbury 
Parts of the Thames Valley east and west of Marlow, at

Cliveden and around Dorney;
Part of the Wye Valley between Wooburn Green and

Bourne End;
Part of the gravel plateau between Taplow and

Gerrards Cross including Burnham Beeches; 
The area around Black and Langley Parks, Wexham;

and 
Small areas of the lower escarpment of the Chiltern

Hills between Edlesborough and Pitstone and at
Halton and Wendover. 

A number of these areas of attractive landscapes
contain conservation areas in the Aylesbury Vale
District.

Please note that The Council following the publication
of Aylesbury Vale Landscape Character Assessment
(LCA) has developed upon the Areas of Attractive
Landscape (forming the basis for Policy LS3) with the
more detailed assessments undertaken in the LCA
which will form the basis for the Districts landscape
policies and management in the emerging Local
Development Framework.

And finally:

HE1: Protection of key sites and features 

Permission will not be given for any development
which would endanger, or have a significant adverse
effect on the character or appearance and/or setting of
any of the following:

Listed Buildings;

May 20098
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Scheduled Ancient Monuments and other 
important archaeological sites; 
Historic Parks or Gardens; 
Conservation Areas. 

Proposals, which would lead to the enhancement of
any of these features, will generally be encouraged
provided that there is no significant conflict with any
other relevant policies in this Plan.

5.2 Draft South East Plan – Core document
(submitted in draft 31.03.2006) with the
Secretary of States proposed changes

5.2.1 The Plan produced by the South East England
Regional Assembly provides a framework for the
region (which includes Kent, Surrey, Sussex,
Hampshire, Oxfordshire and Buckinghamshire) for the
next 20 years to 2026.

5.2.2 An independent Panel of Planning Inspectors
examined the draft South East Plan at a public forum,
between November 2006 and March 2007, testing it for
soundness. Following the publication of the Panel’s
report on 29th August 2007 the Government is now
finalising the strategy. The following takes into account
the Proposed Changes to the Assembly’s draft. These
changes were the subject of consultation until 24
October 2008. This revised draft is expected to be
adopted in the near future (Spring 2009) but may be
subject to changes. The policy content and references
are correct as of April 2009.

5.2.3 Aylesbury is a growth area (POLICY MKAV3:
– An expanded Aylesbury Town will accommodate a
total of 16,800 new dwellings over the period 2006-
2026.) and this may have significant implications for
the town (and its conservation area) and its immediate
environs and the conservation areas in the villages
surrounding the town.

5.2.4 In addition the South East Plan as amended
through POLICY MKAV1 will require within
Aylesbury Vale District the provision to be made for at
least 26,890 dwellings between 2006 and 2026 from
the following sources:

i. 5,390 dwellings as an urban extension to the south
west of Milton Keynes;

ii.16,800 dwellings in and around the Aylesbury urban
area, including urban extensions;
and

iii. 4,700 dwellings in the rural area/rest of Aylesbury
Vale.

5.2.5 There are a number of ‘cross-cutting’ policies
which introduce more specific issues. The following is
relevant to the project:

‘POLICY CC6: SUSTAINABLE COMMUNITIES
AND CHARACTER OF THE ENVIRONMENT

Actions and decisions associated with development and
the use of land will actively promote the creation of
sustainable and distinctive communities. This will be
achieved by developing and implementing a local
shared vision which:

i. Respects, and where appropriate enhances the
character and distinctiveness of settlements and
landscapes throughout the region

ii.Uses innovative design processes to create a high
quality built environment which promote a sense of
place. This will include consideration of
accessibility, social inclusion, the need for
environmentally sensitive development and crime
reduction’

5.2.6 The draft South East Plan further develop key
themes into specific policy recommendations. The
following policies are relevant to the work of the
project.

‘POLICY BE1: MANAGEMENT FOR AN URBAN
RENAISSANCE

Local authorities and their partners will use
opportunities associated with new development to help
provide significant improvements to the built
environment. They should:

i. Through their Community Strategies and Local
Development Frameworks, set out an overall strategy
for enhancing the quality of life in each urban area
which reflects a vision developed in consultation
with local communities

ii.Work closely with key service providers to ensure
that physical, community, cultural and green
infrastructure is planned and phased in accordance
with planned development

iii. In partnership with other public agencies, the
private sector and the local community, establish
innovative management arrangements for town
centres, business parks, and residential
neighbourhoods 

iv.Develop and implement public realm and open space
strategies

v. Promote and support design solutions relevant to
context and which build upon local character and
distinctiveness and sense of place, including the
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sensitive reuse of redundant or under-used historic
buildings

vi.Support and identify opportunities for appropriate
higher density and mixed-use development schemes

vii. Draw up design-led Supplementary Planning
Documents to help implement development briefs,
design codes and master plans for key sites’

and 

POLICY BE4 – THE ROLE OF SMALL RURAL
TOWNS (‘MARKET’ TOWNS)

Local planning authorities should encourage and
initiate schemes and proposals that help strengthen the
viability of small rural towns, recognising their social,
economic and cultural importance to wider rural areas
and the region as a whole. Local planning authorities,
through their Local Development Documents and other
means, should:

i. Support and reinforce the role of small rural towns
as local hubs for employment, retailing and
community facilities and services

ii.Encourage community-led local assessments of need
and action planning

iii. Provide for sufficient housing development
(especially for affordable housing) to meet identified
needs in small rural towns where this would
reinforce and develop the distinctive character and
role of the town

iv. Protect and enhance the character and appearance
of individual small rural towns

v. Develop public transport networks which meet the
needs of both the market towns and their
surrounding rural area’

Finally, the following is particularly important to the
work undertaken in this project:

‘POLICY BE6: MANAGEMENT OF THE 
HISTORIC ENVIRONMENT

When developing planning frameworks and
considering applications for development consent local
authorities and other bodies will adopt policies and
support proposals which support the conservation and,
where appropriate, the enhancement of the historic
environment and the contribution it makes to local and
regional distinctiveness and sense of place. Regionally
significant historic features and sites are listed in
paragraph 12.18.

Proposals that make sensitive use of historic assets
through regeneration, particularly where these bring

redundant or under-used buildings and areas into
appropriate use should be encouraged.’

5.3 Buckinghamshire County Local Transport
Plan 2 (2006-2011) (LTP)

5.3.1 Traffic management and street improvements is a
potentially significant topic for enhancement
recommendations in the conservation area management
plan. Transport and traffic is always a relevant and
sensitive issue with regards to conservation areas. For
this reason, this project should be aware of the follow
policy objectives as set out in the second local
transport plan for the County of Buckinghamshire. The
plan sets out Buckinghamshire County Council’s
transport strategies and plans for the next five years
(between 2006 and 2011).

5.3.2 The LTP has core themes running through the
document, namely to sustainably develop the economy;
to facilitate growth; and improve accessibility; whilst
balancing free, safe and efficient movement of people
and goods with protection of the environment.
Supporting this aim, the LTP outlines four cross-
cutting themes:

n Transport, growth and the economy
n Transport, customer priorities and meeting personal

access needs
n Transport and the environment
n Transport and the development of safe, strong and

healthy communities

5.3.3 The third section is the most relevant to the
project and provides the following policy basis for
dealing with sensitive local environments:

5.1.3 Transport and the environment

3a) Maintain and protect the rural environment whilst
improving access and amenity, supporting tourism
and the rural economy

3b) Enhance urban areas by addressing the impacts of
traffic and transport on the ‘street scene’ and the
local environment 

3c) Improve local air quality, especially in Air Quality
Management Areas

5.3.4 It is important to note that all future projects for
road enhancement, traffic calming use the LTP as a
checklist to score the perspective scheme against. It will
be very important to ensure that all proposed schemes
respond positively to the key core principles of the LTP
(see section 9.11 and in particular para. 9.11.3.4)
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5.4 Aylesbury Vale District Local Plan

5.4.1 The Aylesbury Vale District Local Plan (AVDLP)
was adopted January 2004 and is current until 2011.
The two main themes of the plan are sustainability and
accessibility.

5.4.2 The AVDLP puts local distinctiveness at the heart
of its approach to new buildings within the district
especially those within landscapes and townscapes of
defined quality; this would include designated special
landscape areas such as historic parks and gardens and
conservation area.

5.4.3 The project team have undertaken a brief review
of the policy framework. The present Aylesbury Vale
District Local Plan has a section on the Conservation
of the Built Environment. The sensitivity of the district
is highlighted in paragraph 4.107:

‘Half the District is designated as attractive
landscape. Just 5% lies within the Chilterns Area
of Outstanding Natural Beauty but 45% lies within
other areas protected by areas of Attractive
Landscape (AAL) or Local Landscape Area (LLA)
designations.’

5.4.4 Policy GP.53 is a comprehensive summary of the
importance Aylesbury Vale District Council gives to its
designated conservation areas:

‘GP.53 In Conservation Areas the Council will seek
to preserve or enhance the special characteristics
that led to the designation of the area. 
Proposals for development will not be permitted if
they cause harm to the character or appearance of
Conservation Areas, their settings or any
associated views of or from the Conservation Area. 
Proposals for development or redevelopment must
respect the historic layout, scale and form of
buildings, street patterns, open spaces and natural
features in the Conservation Area that contribute
to its character and appearance. 
Proposals for alterations, extensions and changes
of use must respect and complement the character,
materials and design details of the structure and
site concerned and its neighbours.’

5.5 Aylesbury Vale Local Development
Framework: Proposed Submission Core
Strategy (for Cabinet April 2009).

5.5.1 The Proposed Core Strategy has Policy CS12
which directly relates to Environmental Assets and
Green Infrastructure. The following extract is directly
relevant to the policy background of the District Wide
Strategy:

‘Landscape character should be conserved and
enhanced with reference to the Landscape Character
Assessment, Areas of Sensitive Landscape Assessment
and Landscape Management SPD.

National Guidance in relation to environment assets,
taking into account local circumstances, will be set out
in detailed development management policies in the
General Policies DPD. This will ensure that Aylesbury
Vale’s environmental assets will be conserved and
where appropriate improved, to maximize
environmental, social and economic benefits by
requiring that:

(a) Conservation and enhancement of the Chilterns
Area of Outstanding Natural Beauty (AONB) and its
setting is given weight, in keeping with the Chilterns
AONB Management Plan.
(b) The historic environment is preserved and enhanced
through the identification, protection and/or
appropriate management of archaeological remains,
conservation areas (for which an SPD will be
produced), historic buildings and registered landscapes
of national and local importance.
(c) Cultural assets and sites are enhanced for their
amenity, leisure, recreation and tourism value.

5.5.2 Part of the monitoring of Policy CS12 will an
indicator measuring the % of conservation area
appraisals with up to date character appraisals. This
directly relates to and has informed the relevant
sections of the District Wide Strategy.

5.5.3 Part of the outcomes of this project will be the
production of a supplementary planning document
which will provide advice on the monitoring and
management of conservation areas in the Aylesbury
Vale district. 
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Introduction

6.1 The Aylesbury Vale District Wide Strategy utilises
methods pioneered in the programmes of historic
characterisation led by English Heritage and others in
recent years. Guidance on Conservation Area
Appraisals, English Heritage (Feb 2006) states:

‘Most historic characterisation studies define the
distinctive historic elements of today’s urban and
rural areas, or cover the whole of a settlement.
They are therefore compiled at a strategic level
and can provide a wider context for conservation
area appraisals and help in defining boundaries,
as well as providing some information for
sustainable management even beyond the
conservation area’

6.1.1 The AVDWS has adopted the broad framework

and methodology  used by, amongst others,
Buckinghamshire County Council in their publication
Buckinghamshire and Milton Keynes Historic
Landscape Characterisation (2008). The simplified
process of characterisation used in the District Wide
Strategy is intended to provide an overview within
which sensible statements about the overall character
of the district might be made. 

6.1.2 The characterisation analysis will then be applied
to the understanding already gained from existing
conservation area reviews and fieldwork undertaken by
the consultants.

6.2 Landscape Character

6.2.1 Landscape character is defined as a distinct and
recognisable pattern of elements that occur consistently
in a particular type of landscape. Particular
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6.0 Characterisation and its use 
in a District Wide Strategy

1. Map of the Aylesbury Vale district showing joint landscape character areas (in green and named eg. Midvale Ridge) and conservation area
(outlined in red) distribution. Please note that The Council has undertaken further detailed work on landscape character to produce the
Aylesbury Vale Landscape Character Assessment. (2008)
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combinations of geology, landform, soils, vegetation,
land use, field patterns and human settlement create
character. Character makes each part of the landscape
distinct, and gives each its particular sense of place.
Landscape-scale techniques for understanding and
guiding future change, now brigaded under the heading
of characterisation, have developed since the 1990s.
These have developed as multi-disciplinary and holistic
tools for understanding the whole rural environment,
its capacity to absorb change and its links to
community values and needs. 

6.2.2 During the 1990s the Countryside Commission
worked with English Nature and English Heritage to
identify Joint Character Areas (159 in total) for the
whole of England, each of these resulting from a
combination of factors such as land cover, geology,
soils, topography and settlement and enclosure
patterns. At county level Landscape Characterisation
has also been undertaken which refine the JCAs.

6.2.3 The character of the landscape varies
considerably across the Aylesbury Vale district (Figure
1). To the south is the chalk of the Chilterns where the

often heavily wooded scarp slope rises above the clay
vale lands of the Upper Thames Clay Vales. Within the
Chilterns fields are often small and irregular with
numerous small blocks of woodland. The clay vales to
the north of the Chilterns, divided by the limestone
ridge of the Midvale Ridge, represent an agricultural
landscape largely dominated by dairy farming. It is a
landscape of regular fields enclosed in the eighteenth
and nineteenth centuries. 

6.2.4 The Aylesbury Vale has long been recognised as
one of the best grazing areas of the country. To the north
the land rises to the limestone belt of the Cotswolds and
the Yardley-Whittlewood Ridge. The ridge is a heavily
wooded broad plateau which, although only rising to
around 150m, is still physically distinct from the
clayland landscapes to the south including the
Bedfordshire and Cambridgeshire Claylands. This area
is a gently undulating, often intensively farmed, arable
landscape within which is a narrow greensand ridge, the
Bedfordshire Greensand Ridge which just extends into
the eastern edge of the district. Here large estates are a
major element of the character of the landscape with
parks and estate villages. 
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2. The distribution of settlements by historic plan form. The plan form of a settlement may have some influence on how areas are managed.
Please note that The  Council has undertaken further detailed work on landscape character to produce the Aylesbury Vale Landscape
Character Assessment. (2008).
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3. Irregular Row – Turweston is a good example of this settlement type, irregularity of plot sizes and position of buildings on
those plots is a general characteristic.
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6.2.5 For further detailed information on landscape
character please refer to The Council’s Landscape
Character Assessment undertaken by Buckinghamshire
County Council in 2008 – Aylesbury Vale Landscape
Character Assessment. This builds upon the
considerable volume of work done on landscape
character in the District and the region to date. (please
see bibliography and references at the end of the
document).

6.3 Settlement typology

6.3.1 Nationally, the present-day patterns of rural
settlement had largely developed by the fourteenth
century and were affected by shifting patterns of
population and industrialisation in the following
centuries. They vary from large, nucleated, villages to
dispersed settlement areas with scattered, isolated
hamlets and farmsteads, both located within distinctive
patterns of field systems. The morphology of these
forms of settlement has been studied and classified by
Dr. Brian Roberts in The Making of the English Village
(Roberts, 1987). English Heritage, working with
Roberts and Dr. Stuart Wrathmell, has pioneered work
on mapping these patterns in the English countryside,
now published as An Atlas of Rural Settlement in
England (Roberts and Wrathmell, 2000) and Region
and Place, A Study of English Rural Settlement
(Roberts & Wrathmell, 2002). In summary, it has been
demonstrated that a Central Province mostly
characterised by nucleated settlement, and by the 14th
century by communal fields which occupied the great
majority of the land area, is flanked by a South Eastern
Province and a Northern and Western Province where
settlement is mostly dispersed.

6.3.2 These three Provinces have been further divided
into sub-provinces:

n The Aylesbury Vale District area principally lies
within the Central Province (Inner Midlands sub-
province). Only the chalk area of the Chilterns is
within the South Eastern Province (Thames sub-
province) (Roberts and Wrathmell 2000, 2).

n The Inner Midlands sub-province has been described
as the ‘heart of village England’ and identified as the
largest area that is wholly dominated by nucleations
in the country. Additionally, large numbers of
deserted settlement sites are known. Where dispersed
farmsteads are found they are usually the result of
relatively late movement out from village centres at
the time of enclosure of the open fields (Roberts and
Wrathmell 2000, 49). 

n The Thames sub-province principally covers the
Thames basin but includes the Chilterns. Within this

sub-province there is a low density of nucleated
settlement, particularly so in the Chilterns, with
higher levels of dispersed settlement. Across the
Chilterns there are low – medium levels of dispersed
settlement (Roberts and Wrathmell 2000, 42-3).

6.3.3 Within the categories of nucleated and dispersed
settlement there are further classifications that can be
made. The following descriptions of village plans are
largely based on the work of Roberts (1987). For the
purpose of this project only the plan form of villages
within the Aylesbury Vale District that have a
conservation area designation were analysed. The
analysis used the Ordnance Survey 1st Edition 6”
mapping of c.1890 to identify historic plan form
(Figure 2). It is recognised that village plan form
recorded at this relatively late date may not accurately
represent the medieval form of a village as episodes of
desertion and growth can radically alter the layout of a
settlement, but for the purpose of this project it is
considered this rapid form of analysis provides an
adequate insight into the character, in terms of layout,
of the District’s villages with conservation areas. 

6.4 Settlement Types

6.4.1 Irregular Rows (for example Turweston – 
Figure 3)
n Linear settlements usually strung out along one or

both sides of a road.
n Irregular spacing between properties, sometimes

with gaps with no house plots to street frontage.
n Property plots of irregular sizes and shape, usually

with no evidence of overall planning.
n Some irregular rows plans may represent plans that

were once more regular but which have experienced
a degree of shrinkage, creating gaps between
properties and allowing plot amalgamation. 

n Irregular row plans are a major plan type within the
District, second only in frequency within the villages
having a conservation area to the Irregular
Agglomeration plans (24/81 compared to 32/81).

6.4.2 Regular Rows (for example Stewkley – Figure 4)
n Linear settlements set out along one or both sides of

a road.
n Characterised by strong feeling of regularity – blocks

of property plots of the same width and length –
indicating planning in their layout.

n In some cases the houses also display conformity in
their siting within the plots and in their orientation.

n Regular row plans are usually of either medieval
date, typically of 12th-13th century date or 18th-19th
century date and associated with large estates. 

n Regular row plans are not a strong characteristic of
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4. Regular Row – Stewkley is an excellent example of this settlement type. Regularity of plot and position of building are key characteristics.
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villages in the Aylesbury Vale district with only 9 out
of the 81 villages with conservation areas being of
this plan type. 

6.4.3 Agglomerations (for example Brill – Figure 5)
n Agglomerated plans represent some of the most

complex plan forms and can include regular and
irregular grid plans and agglomerations around a
focal point, often a road junction. 

n As with regular row plans, regular grids are usually
associated with planning. The planting of new towns
in the late 12th and 13th century using grid plans
indicates the potential chronological depth of such
plans. There are no regular grid plans recorded
within the rural settlements covered by a
conservation area.

n Grid plans may have developed from an original row
plan with the addition of new roads or the building-
up of back lanes. Eight of the 32 irregular
agglomerations recorded have irregular grid plans.

n Irregular agglomerations plans are the most common
plan form recorded across the District’s villages that
have a conservation area designation. 

6.4.4 Church/Manor (for example Newton Longville –
Figure 6)
n Settlements containing only a church and a manor or

a high status house are found in areas of highly
dispersed settlement where a manor might contain
many scattered farmsteads with no clear focus of
settlement, the church being sited next to the manor,
often reflecting the Saxon and early medieval link
between the Church and Manorial property.

n Church/Manor sites are also found in areas of
shrunken settlement. In these cases the site may be
surrounded by the earthwork remains of the
shrunken settlement.

n Isolated churches are also included in this category.
Most are either the results of settlement shrinkage or
were built at a prominent or accessible point within
an area of dispersed settlement.

6.4.5 Composite plans (poly-focal) (for example
Weston Turville – Figure 7)
n Poly-focal settlements are villages that have two or

more discernable concentrations of settlement which
may include a separate church and manor or manor
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5. Agglomerations – Brill is a good example of this settlement type. These often have the most complex plan forms and can be derived from a
combination of regular and irregular grid plans.
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6. Church/ Manor – Newton Longville is a good example of this settlement type. The church and manor can often be the remnants of earlier
settlement now re-developed (as is the case with Newton Longville).
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farm group and areas of settlement that have
different plan forms. 

n The use of ‘End’ place-names is common where
small subsidiary settlements have developed close to,
but separate from, the principal settlement focus. 

n Poly-focal settlements may result from episodes of
shrinkage that have left areas of one village detached
from each other, from the presence of more than one
manor or from the development of planned
extensions or secondary settlements during periods
of expansion of population, typically prior to the
early 14th century. 

n At least nine villages within the 81 examined are
considered to have poly-focal character. 

6.4.6 Green villages (for example Haddenham – 
Figure 8)
n All village plan types can be found with or without

a green, an open communal space that may be
located at the heart of the settlement or on the
periphery.

n Eight conservation area villages have been identified
as having a green in the District suggesting that

green villages are not a major characteristic in the
plan form of settlements in this area. 

6.4.7 Market Towns (for example Aylesbury or
Buckingham – Figures 9 & 10)
n Historic market centres serving a rural hinterland. 
n Some Market Towns developed from Saxon royal

estate centres – as at Aylesbury where ‘Kingsbury’
indicates the traditional site of a royal residence or,
as is the case with Buckingham, as a ‘burh’ created
as a defence against the Danes in the early 10th
century. 

n The historic buildings in the core of these towns can
range from medieval timber-framed houses, inns and
shops to 19th and early 20th century buildings such
as banks, cinemas and non-conformist chapels. 

n The pattern of the burgage plots is an important
feature of planned towns. The regular plot width may
be visible in the street frontage through the variety of
building facades marking the divisions. Re-
development of street frontages can erase this
pattern. Back-land development can also easily
destroy the evidence of the pattern of burgage plots.
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7. Composite Plans (poly-focal) – Weston Turville is a good example of this settlement type. These settlements are characterised by two or
more concentrations of early settlement, often denoted by the use of ‘End’ names for separate elements of the same settlement.
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8. Green Villages – Haddenham is a good example of this settlement type. Greens can be found in the centre of or to the periphery of
settlements. They are not a strong characteristic of the District’s Villages.
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n Wide streets or open areas that served as market
places are a key feature of historic market towns.
Often the market place was subject to partial
encroachment as temporary stalls were made
permanent (as at Aylesbury), sometimes resulting in
narrow paths and lanes between the buildings. 

6.5 Vernacular building forms 

Farmhouses 
Aylesbury Vale district has a very good survival of
early large farmhouses. Some survive from the
medieval period, though most appear to date from the
sixteenth century. They are characterised very much by
the local materials of the area, though many have
originated as timber framed buildings and have been
re-fronted or in some cases completely encased by
brick, stone or lime render.

The farmhouse follows the general evolution of the
plan form nationally, with the former medieval open
halls being floored in the sixteenth and seventeenth
century and then first smokehoods and then chimney

stacks (usually brick) inserted into the smoke bay. The
natural evolution of this plan is the lobby entry house,
whereby the plan is dictated by the chimney stack
which is located directly in front of the door with
usually the stair tucked to the other side of the stack of
sometimes found in an outshut. There are an unusually
large number of lobby entry plan houses in the district
and these are a common sight in most historic
settlements (Figure 11).

The chimneys are notable in this building type, often
referred to in description as massive stacks, reflecting
the former status of the house and sheer size of the
masonry structures. A characteristic of some parts of
the Vale are the grouped offset ‘diamond’ flues (often
in groups of two or four) (Figure 12) which are also
seen slavishly copied in the vernacular revival of the
estate cottages of the district.

Small houses
The modest vernacular houses seen in many of the
settlements often have much earlier origins with many
being cruck framed. Cruck framed houses are generally
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Figure 9: Market Towns – Aylesbury and Buckingham (see Figure 10) are good examples of this settlement type. Regular plots arranged
around or along a market place or widened road are key characteristics of the market town (conservation area demarcated in red).
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Figure 10: Buckingham town centre (conservation area in red) one of two good examples of the market town plan in the Aylesbury Vale District
(see also Figure 9)
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of two bays, although three bays and more do exist.
They can often be identified through their simplicity of
form and a curving of the walls just under the eaves
(Figure 13). They are generally rendered cob or
witchert, with some having been refonted in brick or
stone, and retain their thatch roofs. These are very
valuable survivals of a humble building type and they

greatly contribute to the character and appearance of
villages and settlements.

Cottages
The cottages of the district are perhaps the most
interesting and commonly found building type across
much of the district. Despite their very small scale,

May 2009 23

12. Examples of offset ‘diamond’ chimney stacks – a strongly defining
characteristic of some houses in the district (Haddenham and
Long Crendon)

11. The lobby entry house is a common plan type for the farmhouses
of the district (Weston Turville)

13. A cruck framed house in Haddenham. The district has a good
survival of cruck framed buildings though many are encased
within later alterations.

14. An example of a small cottage, usually originally a one or two
room plan and single storey. Many have been demolished or
heavily extended or modified. (Dinton)

A

B
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sometimes a single room to each floor they survive in
good numbers. The older ‘hovel’ type cottages are
generally listed and usually rendered cob or witchert
with thatch roofs (Figure 14). 

The later nineteenth century cottages survive in much
higher numbers and are characterised by a very
shallow plan, low pitched roofs, usually of natural slate
and small square brick chimneys. Most are brick, but
the regional variation in materials is also reflected in
this building type and all combinations of the local
vernacular are found around the district.

As a building type, they appear to be under
considerable pressure for extension and alteration
(enlarging of windows and raising of rooflines to the
rear to create more useable internal spaces). Many have
been extended unsympathetically and they have lost
much of their character and historic integrity.

Terraced housing 
The nineteenth century and the connection of the Vale
with the national railway network has brought a key
phase of development to most settlements – that of the
terraced house (Figure 15). 

The terraced house is not unique to the nineteenth
century and many earlier examples of terraced or row
houses exist within the district. However, the majority
of terraced housing seen within the conservation areas
is nineteenth century two storey and much of it local
brick with tile and slate roofs.

Of significance within the context of Aylesbury Vale is
the often modest scale of the terrace housing within the
historic settlements. This can create pressure to extend
and alter these building types in such ways as to erode
their important historic form and qualities.

Farm Buildings
In common with much of the South East of England
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15. Terraced late Victorian housing; common use of brick and slate
(Haddenham)

16. Barn attached to the farmhouse, with later buildings added (a
dairy – now converted). (Padbury)

17. A brick barn with ventilation holes in a diamond pattern (Bierton) 18. An example of a granary in the district (Weston Turville)
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farm buildings arranged in loose courtyard plans is the
predominant plan type for medium to large farmsteads.
However, in contrast to most of the region, it is not
uncommon to find farmhouses with a barn attached in-
line (Figure 16). Such linear plans, common-place in
the upland areas of the Pennines and the north of
England are unusual in the south except for areas such
as Dartmoor.

There were relatively few large landed estates in the
area to invest in planned or model farmsteads. One of
the few estates that did make such an investment was
the Rothschild estate around Waddesden. It appears
that unlike many parts of the country, tenants were
expected to make financial contributions to the
building of new farm buildings, a tradition which
would have inevitably discouraged the erection of new
buildings. By the nineteenth century agricultural
commentators were lamenting the quality of the farm
buildings of Buckinghamshire.

Barns
Across the district barns typically reflect the
availability of stone or timber for building. There are a
small number of barns constructed in witchert whilst
many eighteenth century barns are of brick (Figure
17). Most barns are unaisled and rarely exceed five
bays with small 3 or 4 bay barns being relatively
common-place in many of the district’s villages,
possibly reflecting the survival of relatively small-scale
farmers up to the late eighteenth and nineteenth
centuries. A number of barns in the district are known
to have accommodated other uses such as cattle
housing or stables. The multi-functional nature of
some barns was removed in the later eighteenth or
nineteenth century to produce the large open spaces
now considered an essential characteristic of the
lowland barn. Evidence for sub-division, including
horizontal division of some bays, may exist in the

form of void mortices. Roofs are typically half-hipped
or gabled and were predominantly plain clay tile or
thatch.

Granaries
The granaries of Aylesbury Vale are typically small
free-standing buildings being a mixture of timber-
framed structures standing on staddle stones and either
clad in weatherboarding (Figure 18) or with brick infill
panels, or brick structures raised on arches or piers.
The granaries of the district rarely incorporate an upper
floor. These types of granary form part of a general
distribution stretching from southern East Anglia to
Cornwall. Granaries can also be found combined with
other uses, being found above cartsheds, or stables and
occasionally combined with dovecotes.

Cow Houses
Buildings for cattle were rarely provided on most
farms before the nineteenth century. In the Aylesbury
Vale District the typical response to the trend to
provide shelter for cattle was to build open-fronted
shelter sheds, often attached to an earlier barn. These
low, single storey ranges were usually timber-framed
and weatherboarded or brick-built structures and often
used Welsh slate or plain tile for roofing (Figure 19).

Stables
Even on the smallest farms where arable farming was
practiced a team of horses and/or oxen would be
required. Stables are, after the barn, often the oldest
building surviving on a farmstead and the value of the
working horses meant that good quality buildings were
usually provided. In some cases in the district stables
were incorporated within the barn but usually are
separate single-storey buildings of stone or brick and
occasionally timber-frame (Figure 20). 
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19. An example of a shelter shed in the district (Quainton)

20. A stable range (now converted) set around an enclosed yard
lined with stone setts. (Mentmore)



Dovecotes
There are a small number of listed dovecotes in the
district including some late medieval examples. The
ownership of a dovecote indicated the status of the
owner as, until the seventeenth century, the keeping of
pigeons was a manorial right. Both circular and square
dovecotes (Figure 21) are seen in the district and it is
likely that small dovecotes were incorporated into the
gables or roofs of other working buildings, especially
during the eighteenth century as the practice of keeping
pigeons spread down the social scale. 

6.6 Vernacular building materials 

6.6.1 Building materials form a key part of the
management of the conservation areas of the district as
there is such a fascinating and diverse mix of materials
across the Aylesbury Vale District (Figure 22).
Mapping these trends and overlaying this with the
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21. Dovecote – square plan, brick and tile. Medieval dovecotes
survive in the district. Some have a round plan and there are also
octagonal examples. This one dates from the eighteenth century.
(Brill)

22. The wide and varied range of materials present within the district:

1 Witchert Walls in Haddenham
2 Coursed limestone, Turweston

3 Box timber framing, Bierton
4 Combed wheat reed (in a long straw style) in Ickford

3

2

4

1



conservation areas immediately provides some
indication of what one might expect to see in a certain
part of the district and hence what the issues might be
with that particular building material (see Figure 1 –
settlements).

6.6.2 Walling materials (Figure 23)

Brick 
Brick is the most common walling material in the
district and some of the settlements have very strong
associations with past brick manufacturers. Brill is one
such place with its distinctive soft red/orange bricks
(Figure 24). The red brick is often interspersed with
grey or black glazed headers, occasionally arranged in
chequer patterns.

English bond is seen up to the end of the seventeenth
century when the bond changes to Flemish bond.

Header bond is also quite common and tends to denote
a higher status building, especially if glazed bricks are
used.

Stone 
In terms of stone types there is a dramatic variation
across the district. The underlying geology of the
region provides Jurassic Oolite to the northern fringes
in the form of Cornbrash or Great Oolite, more
commonly known as ‘Cotswold stone’ and to the south
west the more creamy yellow Portland stone is used for
some smaller houses though it is mostly seen in larger
more important dwellings and churches.

Greensand is seen to the furthest east bordering
Bedfordshire and Leighton Buzzard. Despite its name,
its appearance is of a deep brown colour, often seen in
random walling but also mixed with flint and limestone
buildings.
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5 Hand made clay tile roofs in Cuddington
6 Natural slate in Mentmore

7 The mix of brick, coursed limestone and Witchert, Cuddington
8 Multi-layered straw thatch, Ickford

5 6

7 8



Witchert
Witchert (or Wychett) is the local name for cob, a
construction of earth mixed with chopped straw and
water. It is found exclusively in the Upper Thames
Clay Vales, where the Witchert walls when exposed are
a distinct creamy/ off white colour produced by the
decayed underlying Portland limestone and clay. They
are striking for their slender profile unlike Dorset,

Devon and Hampshire cob which is seen in far thicker
walls.

Witchert walls comprise a base or plinth of rubble
stone (known locally as the Grumplings) and is
constructed in lifts of material usually of a standard
width (usually around 450-500 mm – these are known
locally as Berries).
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23. Walling materials

1 Pargetting (Long Crendon)
2 Timber framing, Weston Turville
3 Coursed knapped flints (Dinton)
4 Red brick in Long Crendon
5 Painted render in Long Crendon

1 2

43

5
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An important characteristic of the material is that it
was often left exposed rather than rendered and
originally capped with a thatched coping. These have
in most cases been replaced with a clay tile capping
bedded into the wall (Figure 25).

According to Martin Andrew writing in Pevsner,
buildings built of Witchert survive from the c1600 right
through to the nineteenth and twentieth centuries1

Cob 
Cob is a similar material to witchert but commonly
uses chalk as its main constituent as well as clay mud
and straw. This can produce a much whiter appearance
than witchert and tends to be constructed in much
thicker courses making for a wall of a different
character to that of witchert.

It is found in pockets of development located on the
Oxford clays. These run centrally across the district
and include such settlements as; Marsh Gibbon and
Grendon Underwood.

Flint and brick 
This combination of materials is most commonly
found in and adjacent to the Chilterns and stretching
west from Wendover. It is seen in knapped form (where
the faces have been split to create a smooth black
finish) and cobbles (as in Weston Turville amongst
other places). This is a very attractive combination of
materials with brick forming the dressings to large
panels of flints (Figure 26).

Flint is often considered an inferior material and is
seen in domestic dwellings on the smaller cottages and
labourers houses.

Timber framing 
Typically seen in the Chilterns and Upper Thames Clay
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24. Red brick in Brill – seen in orange tones and also as burnt grey headers with red brick dressings.

25. A stone and witchert wall with clay tile capping (this often
originated as thatch but has been replaced by plain clay tiles and
sometimes pantile capping. (Haddenham)

26. Unknapped cobbles of flint with red brick dressings used to great
effect in this wall in Weston Turville.

1 p.30 The Buildings of England, Buckinghamshire (2003) Yale University
Press
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areas, (as far as Nash but more common to Wendover
and Weston Turville environs) these heavily wooded
and formerly heavily wooded areas saw timber-framing
as the early traditional building technique for most
buildings until the eighteenth century when brick
began to be widely used. Before that date brick had
been limited to use on higher status houses or for
elements such as chimney stacks. Timber-framing
continued in use for farm buildings until the nineteenth
century, often combined with solid masonry or brick
gable ends with the framing typically clad in
weatherboarding. 

There are two types of timber frame house seen
throughout the district; cruck construction and the box-
frame construction.

There is a good survival of cruck framed houses within
the County and subsequently within the district of
Aylesbury Vale. They are often difficult to identify

from external viewing but have one significant
characteristic – due to their constructional deficiencies,
two cruck ranges cannot be joined at right angles. This
means that a cruck house must always be under one
roof ridge (Figure 27), though they can (and are) often
extended later with a different material.

The box frame was much more versatile and is also
seen across the Vale in numbers. The form of the
framing moves from large frame panels to smaller ones
taking the form of what is more commonly known as
close studding. The fifteenth century tends to see
downward (tension) braces sometimes concealed to
imply a more structural role but in other examples
curved and obviously intended for display. Toward the
end of the sixteenth century upward braces are more
common and are more often than not curved further
confirming the intention to display these elements. 

Whilst cruck construction is extremely rare in anything
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27. Cruck framed houses such as this one in Ickford have a
continuous ridge line and are generally gabled to both ends.

28. Weatherboarding to a barn in Ickford. These timbers (partly elm)
have weathered to a natural silver/grey colour.

29. Plain clay tiles are the predominant roofing material in the
district.

1 Long Crendon
2 Haddenham

1

2
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other than residential dwellings in the district (there is
only one entry for cruck barns in the List of Buildings
of Special Architectural or Historic Interest and this
has been converted to a house), the box frame
continued as a tradition particularly in farm buildings
(especially barns) into the eighteenth century.

Infill panels to box and cruck frames vary but
traditionally comprised wattle and daub which was
then lime-washed. This has often been replaced by
painted or unpainted brick infill.  In the case of
unpainted brick this is occasionally seen in a
herringbone pattern.  

Weatherboard (Figure 28)
This material traditionally appears to the edge of the
Chilterns and further north around Quinton and
Swanbourne and in patches throughout the Vale.
Boards were tarred and usually applied to a timber
frame. Weatherboarded barns and outbuildings are
characteristic of parts of the district. This material is
usually combined with another usually brick or stone.

6.6.3 Roofing materials

Clay tile (Figure 29)
Plain clay tile is the predominent roofing material
within the District. Tile and brick-making were
widespread across the region from the seventeenth
century and tile in many cases has replaced thatch. The
clay tile roof is usually between 40-60 degrees. 

The survival of handmade clay tiles with characteristic
variations in colour and a cambered profile in both
planes makes for a very attractive roofscape. This
material is particularly prevalent in the settlements
bordering the Chilterns.
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30. Pantiles, usually as in this case seen on extensions and
outbuildings. (Haddenham)

31. A multi-layered straw thatch roof in Long Grendon with flush
wrapover ridge and cross liggers to eaves – traditional features of
the local vernacular thatch tradition.

32. A thatch cottage in Weston Turville with a block cut patterned
ridge. These now form part of the dominant roof style in many
parts of the district despite the block cut ridge not being a feature
of the local thatching tradition (see thatching advisory guide,
AVDC).

33. A flush wrapover ridge, note the absence of patterning or blocking
to the ridge. The ridge is finished with a simple cross ligger fixing.
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Pantile (Figure 30)
Pantiles are seen throughout the district but in more
isolated pockets and as copings to walls, and
sometimes on extensions and outbuildings rather than
principal dwellings. The roof pitch is fairly consistent
at around 40 degrees and colour varies from strong
oranges through to light browns and reds.

Thatch (Figure 31)
The thatch roofs of the Aylesbury Vale district make up
just under 20% of the rooftypes of listed buildings in
the district. Thatch is a significant material in terms of
the character and appearance of many of the
conservation areas. This is particularly the case within
the Upper Thames Clay Vales but there are pockets of
thatch throughout the district.

Traditional characteristics are a straw roof, traditionally
long straw (see the AVDC Thatching Advisory Guide
for an explanation of the different types of thatch)
often multi-layered with the potential for
archaeologically significant material within early
under-layers, some of which may be smoke blackened
thatch and of immense historical importance.

In Buckinghamshire generally, a hybrid roof has
developed through thatchers using the material that
was the cheapest to source and of good quality. This
comprises of combed wheat reed (a non-traditional
material) laid over or sparred onto early long straw
coats and dressed to appear as long straw with the
characteristic cross liggers at eaves level.

Ridges are generally block cut decorated ridges though
the elaboration of the ridge differs within certain parts
of the district, for example in Weston Turville the ridges
are block cut but simple and uncomplicated (Figure 32). 

The most traditional form of ridge is the straw flush
wrapover finish, not raised or patterned other than with
cross liggers (Figure 33).

A number of traditional straw roofs have been replaced
with combed wheat reed or water reed. This is despite
clear guidance from English Heritage and AVDC
regarding what is and is not acceptable and what
requires consent. Water reed in particular has very little
to do with the established thatch tradition for this part
of the country.

Slate
Welsh slate is a common material and is often seen as
a replacement for clay tiles, particularly on farm
buildings. Later extensions to buildings and Victorian
buildings constructed in the periods of the coming of
the railway to the larger settlements are also seen to
use the then widely available and cheaper slate.

Natural slate is seen at pitches of between 20-35
degrees.

In settlements such as Turweston, it is possible that
natural Welsh slates have replaced an entire tradition
of stone slates or thatch (Figure 34).

May 200932

34. Turweston – cottages and houses would have originally had
thatch or stone slate roofs.
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7.1 The sample survey is a crucial element of the
project. The success of the project is to a large extent
dependent upon selecting a sample of settlements out
of the many in the Aylesbury Vale which enjoy
conservation area status that will demonstrate a wide
range of management issues. It was agreed by the
steering group that a sample of ten settlements
represented an adequate sample that could be assessed
within the constraints of the project.

7.2 It was agreed at an early stage that Aylesbury and
Buckingham should form part of the sample due to the
significant development pressure these settlements face. 

7.3 The remaining eight settlements in the sample
represent the range of plan types found in the district
and include settlements from all the major landscape

character areas, thus ensuring that as many of the
vernacular building materials are represented.
Consideration was also given to ensuring that
conservation areas of markedly different character were
included, for example, conservation areas where a
landscape park formed a major element of the special
interest. 

7.4 The ten settlements selected for further assessment,
together with the key attributes that these settlements
represent are shown in Figure 35 (overleaf) and set out
in Table 1.

7.5 The project also includes analysis of an historic
settlement without conservation area designation by
way of a comparison. The settlement chosen for this is
Shabbington.
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7.0 Settlement sample

Table 1: The sample survey with key characteristics
No. Name Date of Landscape character/ Plan form Other features

designation important building material

1 Turweston 01.01.71 Cotswolds Stone Irregular Row Small settlement

2 Buckingham 01.01.71 – Market Town Development pressure

3 Grendon 19.07.89 North Vale Irregular Row Fragmented CA
Underwood Cob survival

4 Bierton 16.10.91 South Vale Wichert Irregular Row Row plan with busy main road

5 Stewkley 21.01.2001 Beds & Cambs Clay Regular Row Significant highways issues

6 Mentmore 12.07.78 – Park with hamlet Also Crafton includes part of park

7 Aylesbury 01.01.69 – Market Town Development Pressure

8 Chearsley 16.10.91 Mid Vale Wichert Stone Irregular Agglomeration – Significant building types
irregular grid (Boundary walls)

9 Weston Turville 16.10.91 Chilterns Flint Area Irregular Agglomeration Fragmented CA
Polyfocal Includes a SAM

10 Brill 16.07.80 Mid Vale Ridge Stone Irregular Agglomeration Green village
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8.1 Each of the following headings is taken from the
Model Strategy. For each issue there is a section which
outlines the AIMS, a section of the ISSUES relating to
Aylesbury Vale District and then a STRATEGY is
defined based on a combination of AIMS and ISSUES
arising in Aylesbury Vale. There is also a section on
DELIVERY, which identifies short (up to 12 months),

medium (one to two years) and long term (up to five
years) periods. The degree to which DELIVERY is
implemented is going to be dependent on resources. It
may be that in most areas of work only the short term
AIMS are going to be realistic. This is a matter that
AVDC will need to address in future work programmes
and spending reviews.

8.0 Analysis of the sample survey and 
application towards producing a district strategy

35. Map showing sample selection of conservation areas in relation to predominant materials and landscape types (in green). The district
boundary is shown in blue.
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9.1 Aims 

n Listed buildings at risk within conservation areas
should be the highest priority in terms of taking
statutory action. 

n Unlisted buildings should also be considered
particularly where they are characteristic of the area
(be this type or materials)

n A short description of the building and its condition
should be provided including an action plan with
short, medium and long term actions.

n Photographs should be included for future reference
(measuring of change)

n If the building is owned by a local authority or public
body this should be declared 

9.2 Issues for Aylesbury Vale in relation to
Buildings at Risk

9.2.1 Aylesbury Vale District Council is in the process
of undertaking a Buildings at Risk survey of all of their
listed buildings within the District. At the time of
writing (October 2007) the survey had covered 30
parishes out of a total of 113. The survey uses the
English Heritage guidance on Buildings at Risk which
links condition to occupancy to produce a Building at
Risk category between 1 (extreme risk) and 6 (not at
risk). A dedicated officer undertakes the survey and
records all information electronically on a hand held
device.

9.2.2 This information will be vital in assessing the
potential impact of Buildings at Risk on the character
of conservation areas. At present six of the ten sample
areas have been surveyed for listed buildings at risk. 

9.2.3 The conservation area appraisals completed to
date do not identify Buildings at Risk although the
district wide Building at Risk Survey prioritises
parishes which are about to go through the appraisal
process. The Buildings at Risk survey of listed
buildings does not systematically consider unlisted
buildings in conservation areas. Presently unlisted
buildings at risk within conservation areas are not
being recorded.

9.2.4 It would appear from analysis of the survey
sample and from experience that three groups of
building types are most likely to be considered as
‘Buildings at Risk’. These are boundary walls
particularly earth walls (Witchert and cob), farm
buildings and parkland buildings and structures such as
follies, statues, fountains and walled gardens including
glass houses and stores which are often now redundant
and offer little option for re-use. The issue of boundary
walls in poor repair was particularly evident in
Chearsley and Haddenham (Figure 36). There was a
notable group of farm buildings in poor condition in
Bierton (Figure 37). Mentmore Conservation Area,
which was selected because it included a parkland, did
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DISTRICT WIDE STRATEGY

9.0 Buildings at Risk

36. Boundary walls in the district were found to be vulnerable due to lack of repair and maintenance.

1 Witchert wall in Haddenham – erosion of the walling material where it is unprotected
2 Witchert wall in Chearsley – ivy growth will destroy earth walls if not dealt with regularly and appropriately 

1

2
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not have any Buildings at Risk, although it must be
noted that the relevant parish had not been surveyed
surveyed (at the time the project fieldwork was
undertaken – June 2007) by the AVDC Buildings at
Risk Survey and it was not possible to access the park.

9.2.5 The issue of boundary walls and farm buildings
being at risk through neglect and decay is a nation-
wide problem and these structures are often well
represented on Local Authority Buildings at Risk
Registers. However, they are often missed because they
are either curtilage buildings or not listed. This makes
them extremely vulnerable to loss. In Market Towns,
particular attention should be paid to boundary walls
and outbuildings. 

9.2.6 The presence of features such as valley gutters,
parapet gutters and sometimes limited use of upper
floors of buildings in towns can mean that problems
associated with the failure of rainwater goods can go
unnoticed. When this situation is combined with the
general problem of absentee landlords and tenants with
non-repairing leases, these problems can become very
serious, very quickly. The often limited access to rear
elevations in towns can make the identification of these
urban Buildings at Risk problematic.

9.3 Strategy for AVDC in relation to buildings
at risk

9.3.1 Conservation areas should be surveyed as part of
the conservation area appraisal process or additional to
the existing Buildings at Risk survey. For urban areas
the awareness of potential problems should be borne in
mind when Officers make site visits that may allow
access to areas that would otherwise not be visible or
accessible. Where the condition of a building is

considered to be of concern appropriate records
(photographic and written) should be made. 

9.3.2 Surveys should use the English Heritage
Buildings at Risk categorization for consistency.

9.3.3 All buildings at risk should have:

n A set of photographs (to monitor condition and aid
in enforcement)

n A short description of the importance of the building
and its condition

n Recommendations for action

9.3.4 Where buildings are identified as category 1-3
(from the English Heritage sliding scale whereby
buildings scoring a 1, 2 or 3 are considered to be ‘at
risk’); the owners should be contacted immediately and
a plan of action agreed to undertake the
recommendations identified. 

9.3.5 Category 1 buildings will be given priority for
grant assistance (where grants are available) by AVDC.

9.3.6 The serving of an urgent works or repairs notice
where appropriate should be considered after a
reasonable period of time depending on the severity
and complexity of the issue.

9.3.7 Development Control Officers as part of their
day-to-day business should be able to identify
buildings in a poor condition and use the English
Heritage methodology to assess risk. This may involve
an element of in-house training. Details of Buildings at
Risk identified by DC Officers should be passed to the
Design and Conservation Team.

9.3.8 Parish Councils and amenity societies should be
approached and consulted on the possibility of
undertaking buildings at risk surveys on behalf of
AVDC. Some have undertaken such surveys
historically and would just need updating to start to
provide some idea of the potential issue.
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37. Part of a group of historic farm buildings, some of which are
completely obscured by vegetation. (Bierton)

Right of access

Wherever possible buildings should be surveyed from the
public realm. Where access to private land is required, the
owner should be informed of the intentions of the surveyor
and the reason for inspection. Refusal of permission to
access private land should be followed up with a formal letter
advising of the right of officers to enter land on the suspicion
of a building of special interest (in conservation area terms)
being in poor repair and requiring immediate action under
section 88 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.
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9.3.9 Historic buildings owned by Aylesbury Vale
District Council that are considered to be ‘at Risk’
should have the highest priority in terms of funds and
time. Their repair and re-use (if appropriate) should be
exemplars and act as opportunities for education and
training in appropriate techniques for repair.

9.4 Delivery of a buildings at risk in
conservation areas strategy

9.4.1 Short term

9.4.1.1 Conservation area appraisal survey work should
include the systematic survey of the conservation area
specifically to identify buildings at risk (as defined by
the English Heritage guidance). This process can be
part of the appraisal and would only require the
addition of up to 1-2 days work depending upon the
size and complexity of the conservation area.

9.4.1.2 A dialogue should be initiated between the
Conservation Officer/ Building at Risk Officer and
Parish Councils and local amenity societies with a
view to enlisting the help of these organizations in
compiling a buildings at risk register within the parish.
This will include listed and unlisted traditional
buildings within conservation areas.

9.4.2 Medium term

9.4.2.1 Unlisted buildings which make a positive
contribution towards the character or appearance of a
conservation area and are considered to fall within risk
factor categories 1-3, should be collated and form part
of the buildings at risk strategy for AVDC. 

9.4.2.2 The collation of this data will provide a better,
more realistic picture of the overall buildings at risk
issue within the district. It will help prioritise
workload towards those buildings most deserving of
additional resources.

9.4.2.3 Often a letter to the owners of these buildings
can be enough to spur action and with the advice of
the conservation officer, appropriate repairs can be
agreed and options for future reuse can be explored.
The ‘stitch-in-time’ principle1 can often be a
persuasive argument and this can be a very cost
effective way of dealing with vulnerable buildings and
buildings at risk effectively.

9.4.3 Long term

9.4.3.1 On completion of all conservation area
appraisals, the extent of the issue will become evident.
Urgent Works notices and full repair notices can be
served on some of these buildings under Section 76 of
the Planning (Listed Buildings and Conservation
Areas) Act 1990. This will involve seeking approval
from the Secretary of State (they seek the views of
English Heritage in such matters). The Secretary of
State will need to be satisfied that the building makes a
positive contribution towards the character or
appearance of a conservation area. Having an up to date
conservation area appraisal in place which provides a
context for and identifies the key elements which define
the positive characteristics of the building in question
will help in justifying the proposed actions to the
Secretary of State.

9.4.3.2 It is unlikely that this will be a common
occurrence due to the considerable work involved in
serving statutory notices. Depending on the severity of
the issue, AVDC may wish to consider it appropriate to
employ an additional member of staff to implement
this strategy for ensuring the repair of all unlisted
buildings at risk within conservation areas.
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1 ‘A stitch in time: Maintaining Your Property Makes Good Sense and Saves
Money’ published by the Institute of Historic Building Conservation
(IHBC) and the Society for the Protection of Ancient Buildings (SPAB)
2002



AYLESBURY VALE DISTRICT COUNCIL

Conservation Area Management Plan – District Wide Strategy

10.1 Aims

n Article 4 Directions need to be fully justified by way
of a full character appraisal or similar exercise 

n Private dwelling houses which make a positive
contribution towards the character and appearance of
a conservation area should be considered for Article 4
Directions

n Article 4 Directions should only be considered where
over 80% and preferably 100% of the individual
buildings features are retained and similarly when
considering groups over 80% of features in total
survive intact. 

n Article 4 Directions should be selective and relate to
individual buildings. 

10.2 Issues for Aylesbury Vale in relation to
Article 4 Directions

10.2.1 In such a large district with so many
conservation areas the resource implications in serving
Article 4 Directions are appear significant. For this
reason any exercise is subject to resources and needs to
be selective and targeted, based on a thorough
understanding of the potential of Article 4 Directions
for managing change in conservation areas. A summary
of Article 4 Directions is presented below. 

10.2.2 Most of the sample survey settlements would
benefit from selective use of Article 4 Directions,
particularly in the case of Turweston (Figure 38) where
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10.0 Article 4 Directions

Article 4 Directions

Article 4 Directions are issued by a Council in circumstances
where specific control over development is required, primarily
where the defined character of an area would be threatened.
They are commonly, but not solely, applied to conservation
areas. These powers come under Article 4 of the Town and
Country Planning (General Permitted Development) Order,
1995 (The GDPO).

The GPDO at Article 4(1) gives a power whereby the Secretary
of State (S.O.S.) by Direction may, in a specified area, take
away all or some of the permitted development rights given by
Schedule 2 of the GPDO. The Council may make an Article 4
Direction but the approval of the S.O.S. is required if it is to
have effect. Special provisions for the making of a Direction
relating to a Conservation Area are to be found at Article 4(2).
There may be compensation implications raised by the serving
of an Article 4 Direction.

In summary:
Article 4(1) Directions can be used to control development on
land within or outside conservation areas. For example any
extensions to a house on any elevation would need planning
permission or on open land the erection of a fence or wall
enclosure. Note that the proposed development does not have
to front a highway or waterway. In almost all circumstances the
Secretary of State will have to confirm the Article 4 Direction
either before it takes effect or after six months depending on the
nature of the direction.

Article 4(2) Directions are specifically designed for conservation
areas and deal with classes within the GDPO which relate to
windows, doors, roofs, chimneys, front boundary walls and the
painting of the exterior of a building. Note that they relate only
to the façade that fronts a highway or waterway. Article 4(2)
Directions can be approved and confirmed by the local authority
and do not need approval from the Secretary of State.

Annex D to Government Circular 22/88 gives advice on the
application of Article 4 Directions. General advice is that
permitted development rights will be withdrawn only in
exceptional circumstances and will rarely be justified unless

there is a real and specific threat i.e. there is reliable evidence
to suggest that permitted development is likely to take place
which would damage an interest of acknowledged importance
and which should therefore be brought within full planning
control in the public interest. Advice is also given that Directions
covering wide areas of land will not normally be approved. It
should be noted however that para.18 of Planning Policy
Guidance Note 16 advises that Article 4 Directions may be
made where permitted development rights pose a threat to
archaeological sites.

PPG16: Para 18. Planning Applications

The desirability of preserving an ancient monument and its
setting is a material consideration in determining planning
applications whether that monument is scheduled or
unscheduled. Developers and local authorities should take into
account archaeological considerations and deal with them from
the beginning of the development control process. Where local
planning authorities are aware of a real and specific threat to a
known archaeological site as a result of the potential exercise of
permitted development rights (as set out in Schedule 2 to the
Town and Country Planning General Development Order
1988) they may wish to consider the use of their powers under
Article 4 of that Order to withdraw those rights and to require
specific planning permission to be obtained before development
can proceed. Most such directions require the Secretary of
State's approval, either before they come into effect or within six
months of being made, unless they relate solely to a listed
building. Further advice on the use of Article 4 Directions is
given in Appendix D to DOE Circular 22/88.

The issue of compensation
There is scope within the planning legislation to claim
compensation where is can be demonstrated that the
application of Article 4 Directions has led to a reduction in the
value of a property. This is very difficult to substantiate in most
cases and there have been only a very small number of claims
since the introduction of Article 4 Directions in 1990. Each case
should be considered on its own merits and the potential for
compensation identified.
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38. This map shows Turweston Conservation Area with the listed buildings and buildings making a positive contribution towards the character
and appearance of the conservation area. Presently the character of these unlisted buildings (which make up the majority of buildings in the
conservation area) can be severely eroded by detrimental changes to windows, doors, roofs, removal of chimneys and the painting of the
distinctive stonework.
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there are a relatively small number of listed buildings
but due to the predominant use of Oolitic limestone,
most traditional buildings would make a positive
contribution. The painting of the stonework for
example would have a very negative impact on the
character and appearance of the conservation area.

10.2.3 Bierton was notable due to the significant
erosion of historic character through the loss of
windows, doors and in particular boundary walls for
parking (Figure 39). In some cases, it was considered
that groups of row cottages had been so eroded by
unsympathetic changes that the application of an
Article 4 Direction would be of very limited value as
there was almost nothing worth retaining.

10.2.4 The replacement of windows and doors in
particular was a strong concern emerging from the
Market Towns. The issues of traffic and general noise
particularly evening disturbance are likely to be more
significant in an urban environment (Figure 40). In
these circumstances the increase in the number of
modern double glazed windows and doors is a
common result of such an environment. Towns often
comprise larger numbers of unlisted terraces of houses
(often Victorian) and the issue of replacement
windows, doors and roofs is exacerbated when seen in
numbers, for example in a terrace of identical or
similar houses.

10.2.5 The issue of the use of Article 4 Directions to
control fencing across an important open landscape and
protect important hedgerows was identified in the
Crafton Conservation Area. This area largely comprises
remains as earthworks of a deserted medieval village
(Figure 41).

10.3 Strategy for AVDC in relation to Article 4
Directions

10.3.1 Recommendations for Article 4 Directions
should normally (unless there are immediate threats
that could result in the loss of historic fabric) only
follow a conservation area appraisal in which the
importance of the buildings either individually or as a
group in relation to the character and appearance of the
conservation area is clearly identified and recorded.

10.3.2 Article 4(2) Directions (elevations fronting a
highway – see inset information panel on p.38) should
be considered for all buildings that are private dwelling
houses and are identified in the conservation area
appraisals as being of local note and/or make a positive
contribution towards the character or appearance of the
conservation area.

10.3.3 Article 4 Directions should be selective and
each building or group should have a schedule
identifying what class of permitted development rights
is recommended for removal, for example; windows,
doors, chimneys etc (Figure 42)

10.3.4 The consideration of Article 4 Directions should
be preceded by a survey of the relevant house or
houses with the aim of ascertaining empirically the
degree of alteration. AVDC will need to corporately
agree on the degree of alteration acceptable for an
Article 4 to be considered. In consultation this figure
was considered to be 80% of the original fabric being
present or 80% of a terrace of cottages being intact.
This will need to be reviewed in the light of surveys
undertaken to ascertain a threshold for the Aylesbury
Vale District. 
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39. The character of these short terraces of houses in Bierton has
been severely eroded by the removal of front boundary walls and
the use of front gardens for hardstandings.

40. Aylesbury – mixed uses in market towns can bring on pressure
for change in terms of double glazed windows and doors to
counter the effects of noise and disturbance particularly in the
evening.
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41. This map shows the extent of the deserted medieval village to the south of the present village of Crafton. The red line denotes the
conservation area. Article 4 directions could be considered to control the potential harm to this archaeological resource from incompatible
uses.
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10.3.5 Where large open areas of landscape are
designated and form part of the positive character of
the conservation area, Article 4 Directions should be
considered in order to protect the special open
character of these areas and potentially to protect
archaeology.

10.4 Delivery of a strategy for the use of
Article 4 Directions

10.4.1 Short term

10.4.1.1 Use conservation area appraisals to highlight
buildings or areas of archaeological importance that
make a positive contribution towards the character or
appearance of the conservation area. The District Wide
Strategy will promote the potential for Article 4
Directions to be applied to these buildings where there
is a real threat to their special character.

10.4.1.2 Seek the views of the residents and the Parish
Council (or equivalent) on the potential implications of
an Article 4 Direction.

10.4.2 Medium term

10.4.2.1 Collate a single list of buildings and areas
under each conservation area which may have the
potential for being the subject of an Article 4
Direction. Survey the buildings using the
recommended proforma (see Appendix A). Prioritise
the list of possible Article 4 Directions with the most
intact examples or groups as highest priority.

10.4.2.2 A pilot scheme for the use of Article 4
Directions could be implemented. This could take the
five highest priority individual or groups of buildings
derived from the prioritised single list of buildings and
also representing a mix of building types across the
district from all conservation area appraisals
undertaken. This work could be undertaken in-house or
by consultants. The pilot study would test the resource
implications of implementation and management of
such an approach. Monitored over a five year period to
review the number of applications and enforcement
cases that result from implementation this would give a
clear understanding of the potential impact of such a
planning control.
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42. An example of a schedule of suggested Article 4(2) directions identifying which properties in a given street will be affected and what
controls are suggested. This selective approach is recommended best practice and is intended to define what is of special character and
worth protecting.

Address Windows Doors Roof Porches Painting Boundary Walls Chimneys

CHURCH STREET

St Mary’s Cottage

DINTON ROAD

Former Corn Mill (now converted)

DYER LANE

Mistletoe Cottage

FORE STREET

The Cabin

Hallam Cottage

cottage to east of Hallam Cottage

Vine Cottage

East Farm House

HIGH STREET

Bell Cottage

Ethel Place

Hazels 

Mill House

Montague House

Newton

The Malt House

The Old School

The Old School Cottage

Wyvern Hall

Riverside cottage

Penny Cottage

Cottage to east of Penny Cottage

Schedule of Article 4(2) Directions
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11.1 The aims

n Buildings or structures which are considered to make
a positive contribution towards the character and
appearance of a conservation area should where
practicable be included within the boundary

n Areas which do not or no longer contribute to the
character or appearance of the conservation area
should (where practicable) be excluded from a
conservation area

n Sites of archaeological importance which contribute
to the character or appearance of the conservation
area should be included within the boundary

n The strategy for dealing with land use types such as
historic parks and gardens should be applied
consistently throughout the district

n An appropriate method of protection should be used
for the protection of trees rather than the inclusion of
trees within conservation areas where the designation
is intended solely to protect the trees. Tree
Preservation Orders either applied individually or as
blanket areas should be used where the aim is solely
to protect trees or groups of trees

n In the vast majority of incidences of proposed
extension to conservation areas, the majority of
buildings proposed for inclusion should by default be
considered to make a positive contribution towards
the special character or appearance of the
conservation area 

n Justification should be given in all cases as to why
the decisions on boundaries were taken in a
particular area 

n The setting of a conservation area is an important
consideration. Where the setting contributes to the
special character or appearance of an area this
should be identified in an appraisal by defining
significant views, vistas or view corridors.
Conservation area boundaries should not be extended
in an attempt to control setting. 

11.2 Issues for Aylesbury Vale in relation to
boundary revisions

11.2.1 Due to the nature of its settlement types,
particularly irregular rows and poly-focal settlements
(see section 6.4) with two and sometimes more historic
centres to a settlement, boundary revisions to
conservation areas within these types of settlement and
the sustainability of some entire conservation areas are
major and complex issues in the district.

11.2.2 From the sample settlements Bierton and
Grendon Underwood, both irregular rows, stood out as
being areas with the potential for either consolidation
or removal of sections of the conservation area. This is
particularly the case where almost all buildings within
some sections of Bierton are listed buildings or
associated curtilage buildings. In these cases listed
building legislation would override conservation area
designation and is a more effective statutory
management tool.

11.2.3 Mentmore raises the issue regarding the
approach to the designation of parkland. The
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11.0 Boundary revisions

10.4.2.3 The pilot scheme would include the
preparation of leaflets for distribution to all affected
householders. Estate agents should be contacted to
ensure they are aware of the potential designations.
Leaflets can be included where relevant in Home
Information Packs (HIP’s).

10.4.2.4 In the case of area based Article 4 Directions
the support of the County Archaeologist should be
sought as part of the evidence base for justification for
an Article 4 in relation to land. Ideally these should be
based on extensive urban survey work undertaken on
the towns and villages or detailed characterisation as
advocated by English Heritage (Using Historic
Landscape Characterisation Jo Clark, John Darlington
and Graham Fairclough (2004) English Heritage and
Lancashire County Council).

10.4.3 Long term

10.4.3.1 Subject to the results of the pilot Article 4
Direction designations, the decision may be taken to
roll out a programme of selected designation across all
conservation areas. Or take the next batch of surveyed
buildings (with less percentage of fabric survival)
forward for public consultation. This would continue
until all of the list had been considered.

10.4.3.2 The monitoring and enforcement of any
designated Article 4 Direction is an important part of
the management of conservation areas. Article 4
Directions should not be designated unless there is a
genuine and resourced commitment to their success.
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conservation area only includes part of the park but it
is difficult to understand the justification for the line of
the boundary through the park. The two areas of
village and park are very distinct with the majority of
the park visually separated from the village (by a very
dense tree belt and a change in topography). The
creation of two separate conservation areas is a
possibility or the conservation area can consider these
areas as separate identity areas within the one
conservation area. Thus the whole of the historic park
area would be one identity area and Mentmore Village
would be the other. 

11.2.4 A number of the sample settlements have
archaeological sites within or adjacent to the
conservation area boundary. Where an archaeological
site is scheduled, PPG16 expects there to be a
presumption in favour of the preservation in-situ of
nationally important archaeological remains. The
setting of a scheduled monument is not considered
under the Ancient Monuments and Archaeological
Areas Act 1979 but the ‘desirability of preserving an
ancient monument and its setting … whether the
monument is scheduled or unscheduled’ is explicit in
PPG16 (para 18 and also para 27). 

11.2.5 Conservation Area status alone can reinforce the
protection available to archaeological sites where they
are important to the character of the conservation area,
for example, a moated site adjacent to the parish
church as at Chearsley or the earthwork remains of a
shrunken village as at Crafton. In the latter example
(see Figure 41) the openness of the adjacent medieval
deserted village in relation to the small hamlet of
houses and a farm makes an important contribution
towards the character and appearance of the
conservation area as well as being an archaeological
site of considerable importance. Such importance in
relation to the character of the area should be clearly
articulated within the conservation area appraisal.
However, for a greater degree of control it is necessary
to apply an Article 4(1) Direction to obtain control
over permitted development such as the erection of
fences or boundaries which could be detrimental to the
character of an archaeological site and the
conservation area. 

11.2.6 The use of such controls requires the approval
of the Secretary of State and should only be applied
‘where local planning authorities are aware of a real
and specific threat to a known archaeological site as a
result of the potential exercise of permitted
development rights (as set out in Schedule 2 to the
Town and Country Planning General Development
Order 1988)’ (para 18, PPG16). The use of such

powers therefore appear to be restricted to sites where
there is a real and specific threat to a known
archaeological site and should not be applied district-
wide to archaeological sites either within or adjacent to
conservation areas. 

11.2.7 Weston Turville was designated in October
1991 and was reviewed in October of 2007. Its
boundary was typical of the poly-focal settlement type
but also picks up pockets of historic development.
Weston Turville raised two wider issues which are
common to Aylesbury Vale District. The first is
whether there needs to be a critical mass of buildings
and spaces to constitute a conservation area and the
second is how Aylesbury Vale District treats these
conservation areas in both statistical terms and
appraisal and management plan terms.

11.2.8 In the District each conservation area is counted
separately. This gives a total of 120 conservation areas.
However the total number of settlements covered by
conservation areas is 79. When the conservation area
appraisals are undertaken, all the Conservation Areas
within a single settlement are reviewed in one appraisal
document. The appraisal considers the settlement as
one area rather than the individual conservation areas.
This is the right approach as many of these smaller
conservation areas do not make sense as individual
entities but are part of a bigger picture. Grendon
Underwood is also a good example of this within the
sample survey but has not had a conservation area
review undertaken.

11.2.9 From the sample settlements survey it is
apparent that there is an inconsistency with regard to
the consideration of boundaries. Chearsley has a most
unusual boundary on plan (Figure 43), the
conservation area has been drawn to protect walls and
hedges which link older parts of the settlement (and
are usually Witchert walls) (Figure 44). However, in
doing so the designated area is confusing and suffers
from the ‘doughnut’ effect whereby islands of houses
have been surrounded by a designated area. These
areas are very difficult to manage in Development
Control terms.

11.2.10 Weston Turville has recently been the subject
of conservation area review. Its boundary also
fragments the conservation area into five separate
sections (Figure 45). Recommendations for boundary
changes have reduced this to three larger sections.
These changes reflect valuable survivals of the former
plots patterns and highlight the importance of verges to
Weston Turville. The revised boundary is shown in
Figure 46.
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11.2.11 The conservation area comprising Mentmore
Park has an important wider role in the landscape
particularly in terms of views from and to the Park and
village. 

11.2.12 Stewkley Conservation Area has a particularly
strong relationship with the open countryside and in
particular views out to the countryside. It is not clear
from the conservation area appraisal (other than
general comments) whether views towards the
conservation area are of similar value and which areas
in particular are prominent. Stewkley Conservation
Area would benefit from providing more guidance on
the importance of views (and their location) and
indicating how sensitive these views are to change.
These should be annotated on a large scale map
showing the relationship of the settlement to the wider
landscape. See also section 12: Development Pressure

11.3 Strategy for AVDC in relation to
Boundary revisions

11.3.1 On review of the conservation area the checklist

contained in Appendix B should be used to assess the
boundary for soundness.

11.3.2 All inclusions and exclusions should be
identified by an area reference (for example Park Street
environs) and have a short description followed by a
justification for inclusion or exclusion. This is already
undertaken as part of the conservation area appraisal
work.

11.3.3 The ‘doughnut’ effect (where a section of an
area is excluded but surrounded by conservation area)
should be avoided at all times.

11.3.4 Historic Parks should be included in full or
excluded. Consideration should be given to separate
conservation area designation for the designated park.
Alternatively they can be defined within appraisals as
separate Identity Areas.

11.3.5 Some settlements within the District are going
to be more susceptible to potential change. In
particular those defined as irregular rows,
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43. Chearsley Conservation Area has an unusual boundary which could make management (particularly in Development Control terms)
problematic.
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agglomerations or poly-focal (see Figure 2 – map of
settlements by settlement type) are likely to require a
more thorough review of the boundary.

11.3.6 Archaeological sites and monuments that
contribute to the character of the conservation area

should be included within the conservation area
boundary. 

11.3.7 Views into and out of conservation areas that
have a fundamental effect on the setting of these
conservation areas should be clearly defined within the
conservation area appraisal (on an annotated map) and
the views subject and character described.

11.4 Delivery of the strategy for boundary
revisions 

11.4.1 Short term

11.4.1.1 Boundary revisions should be recommended
as part of the conservation area appraisal work. These
should follow best practice as outlined in the checklist
in Appendix B

11.4.1.2 The issue of setting should be considered in
future conservation area appraisals particularly in
relation to the importance of views into and out of the
conservation area.
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45. Original fragmented boundary to Weston Turville Conservation Area (since revised).

44. The witchert boundary walls in Chearsley are an important part
of the character and appearance of the conservation area.
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11.4.2 Medium term

11.4.2.1 Consider prioritising remaining conservation
area appraisals within Irregular Row or Poly-focal
settlements to establish a consistency of approach
within these types of conservation area.

11.4.3 Long term

11.4.3.1 Seek to consistently review conservation area
designation in light of emerging guidance specific to
Aylesbury Vale on boundary review and the importance
of the setting of conservation areas.
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46. Revised boundary (suggested as part of a review of the conservation area) to Weston Turville which will facilitate better management of the
conservation area and its setting.
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12.1 Aims

n Define the special character of areas beyond their
immediate boundaries if this forms an integral part
of its special character

n Ensure appraisals to define the special character of
the spaces between buildings as well as the buildings
themselves to prevent the loss of spatial qualities of
development and the creation of an inappropriate
grain of development within an historic area

n The potential impact of increased traffic on historic
settlements should be a material factor in
determining the potential impact of small, medium
and large urban extensions

n Consider and mitigate through early consultation and
discussion the potential impact of the requirements

for refuse and recycling facilities in new
developments in sensitive areas.

12.2 Issues for Aylesbury Vale in relation to
development pressure

12.2.1 Aylesbury Vale District is under increasing
pressure to provide a significant housing provision
within the next ten years. This is going to have a major
impact on a macro level on settlements near to the large
growth areas such as Aylesbury and Milton Keynes.

12.2.2 There are plans to re-open rail links across the
district which would mean that previously rural
settlements and villages may have direct links to a
mainline rail service. This will have an effect on the
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47. The modest dwellings of the district are a distinctive building type.
Survival in their original form is rare.

12.0 Development pressure

48. Modest two storey housing in Grendon Underwood – this
example like so many others has been adapted and extended to
conform to modern expectations and standards of
accommodation.

49. A good example of the modest house type, this one is in Dinton
and is constructed of Witchert (with an underpin known locally as
‘grumplings’ of coursed stone) with a shallow pitch natural slate
roof.

50. The open panoramic views to the edge of the conservation area
at Mentmore are an important part of its character. These views
are sensitive to change and could be considered to form part of
the setting of the conservation area.
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value of houses and land within these areas putting
particular pressure on the historic housing stock at the
micro level with the potential for damaging proposals
to either replace small cottages with large houses or
significantly extend small properties, eroding their
historic scale.

12.2.3 The Aylesbury Vale District has a large number
of modest dwellings sometimes as small as a single
room to ground and first floor (Figure 47). They form
an important part of the character of many of the
conservation areas and represent a building type that
has often been lost in many parts of the country. In the
sample survey many such houses were noted in
Grendon Underwood (Figure 48) and Cuddington
(Figure 49). They were also observed in settlements
not forming part of the sample, for example, in Ickford
and Cuddington. 

12.2.4 The Aylesbury Vale District has a very complex
and diverse mix of traditional materials across the
district. It is very important that all new development
responds positively to the local distinctiveness of the
particular area. This is a major issue within Aylesbury
Vale as the district has no surviving supplies of
traditional materials within its administrative
boundaries, though some stone and bricks are available
within the County (see also section 17.0 Traditional
Materials).

12.2.5 Many of the conservation areas in Aylesbury
Vale have an important relationship with the open
countryside and the edges of these settlements are a
very important part of the character. Within the sample
survey Mentmore (Figure 50), Bierton (Figure 51) and
Stewkley have a very important relationship with their
wider setting. Quoting from the Stewkley Conservation
Area Appraisal (2001):

Para 2.9 ‘ From within the village itself, there are
views and glimpses, down lanes and from gaps in
the predominantly enclosed street frontage to open
countryside. The presence of mature trees, dense
verdant boundaries, grass verges and view of
fields gives further emphasis to the rural setting
and character of the village.’

It would be useful to note these views on a large scale
map within the conservation area appraisal as these
views can be easily damaged by insensitive
development to the periphery of conservation areas
such as this.

12.2.6 The nature of many of the settlements
(particularly the irregular row and poly-focal
settlements) within the district include important gaps
between buildings or groups of buildings. These gaps
often form an important part of the character of the
conservation area. The spatial quality of these areas is
often under pressure from development, either through
extension of existing buildings or the demolition of one
building and replacement with two or more. In addition,
the spaces around buildings can be important for trees.
This is a significant issue, not only within Aylesbury
Vale District but country wide. Within the sample, at
Bierton the edge of the conservation area has been
eroded through inappropriate development (Figure 52)

12.2.7 In some cases the openness of the countryside is
an integral part of the wider context of the conservation
area. This is particularly the case for Stewkley and
Mentmore conservation areas. In these cases there may
be justification in identifying areas of sensitivity
around the settlements which are not in the
conservation area but have a direct impact on the
character of the conservation area. This could be
achieved in a number of ways for example in mapping
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51. Bierton Conservation Area – the views between buildings provide
a crucial visual link to the open countryside. This forms part of
the essential character of the conservation area.

52. Bierton – this housing pictured to the edge of the conservation
area has very little in common with the predominant local
characteristics of buildings within the conservation area. This kind
of ‘anywhere’ development is detrimental to the setting of the
conservation area.
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form using visual envelope techniques and defining
view corridors and zones of sensitivity in a
management plan.

12.2.8 Aylesbury Vale like many other authorities is
finding increasing conflict between the sensitive
character of many of its historic towns and villages and
the requirements of local authorities to achieve central
government targets with regard to refuse collection and
recycling. This is also a significant issue in designing
new buildings within historic contexts. These issues are
often overlooked in the design stage leading to an
unacceptable level of impact on the character and
appearance of conservation areas through the siting of
unsightly bins. These can be particularly intrusive in
the case of commercial premises. Buckingham has a
particular problem with commercial premises and the
use of large wheelie bins which are often poorly
located within the historic townscape (Figure 53)

12.3 Strategy for AVDC in relation to
Development pressure

12.3.1 In assessing the character of conservation areas
within the District it will be important to consider the
sensitivities of the edges of settlements and the wider
context of the settlements in the open countryside. This
should be undertaken within the conservation area
appraisal using a variety of techniques to establish
strategic views and important views which are very
sensitive to change. The degree of sensitivity will
depend on the individual settlement type and its
relationship to the wider landscape.

12.3.2 Within conservation areas which comprise of

historic development of an informal nature, this will
often relate to those conservation areas designated in
irregular row settlements, important gaps, the spatial
distribution and scale of buildings on their plots should
be clearly defined (preferably on a map – Figure 54).
There should be a presumption against any extensions
or development of new buildings within these gaps.

12.3.3 The importance of the very small cottages and
hovels which contribute to local distinctiveness of the
district should be recognised. A project identifying and
assessing the character and importance of these houses,
many of which are unlisted, could identify examples
that are sufficiently complete to merit their addition to
the statutory List of Buildings of Special Architectural
or Historic Interest.

12.3.4 Potential urban extensions to adjacent
settlements should have regard to the impact of
additional traffic and car movements through the
conservation area. A significant increase in traffic can
have a very detrimental effect on the character and
appearance of conservation areas, particularly those
characterised by principal roads running through their
centre (for example Bierton and Stewkley).

12.3.5 New development should demonstrate at
planning stage (through the use of the Design and
Access Statement) the approach of the developer in
responding to local distinctiveness through form, scale,
orientation and position on plots and appropriate use of
materials. Lack of a supply of original material should
not be an excuse for the use of an inappropriate material
in a particular area of the district defined by a distinct
material (see also section 9.9 Traditional Materials)

12.3.6 There should be the opportunity to justify where
appropriate the use of modern materials. These should
be commensurate with the quality of materials that are
found adjacent to the proposed development and
should be in an appropriate component scale to the
predominant local material (for example brick type
units in predominantly brick areas and stone or similar
in a form and scale which reflects the local vernacular
use of stone). The use of such a material should be
supported (through the Design and Access Statement)
by a thorough understanding of the local vernacular
and justification of the modern response to this
understanding.

12.3.7 Special regard shall be had to refuse and
recycling in any new development. AVDC have
produced an advice note; Refuse and Recycling: Advice
Note for Developers (November 2006) which stresses
the importance of building in the requirement for the
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53. Buckingham – the management of waste in the towns and
villages of the district is a very serious issue and can have a
significant impact on the special character and appearance of
these settlements. (photo reproduced with kind permission from
Warren Whyte/flaneur.co.uk)
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storage of bins and recycling boxes into any new
development or extension which restricts access to the
rear of the property (section 2 Refuse and Recycling:
Advice Note for Developers). The guidance identifies
the need to consider these requirements in pre-
application discussion and early design stages so as to
achieve an integrated solution rather than as an
afterthought.

12.3.8 Refuse collection regimes should be continually
reviewed with a view to introducing timed collections
where they are not in place already so as to minimise
the visual impact of refuse bins and recycling bins on
historic townscape. This is particularly true of the
larger built up villages and towns where access to the
rear of properties can be severely restricted.

12.4 Delivery of Strategy for AVDC in relation
to Development pressure

12.4.1 Short term

12.4.1.1 Important views out of and into conservation

areas should be recorded as part of the conservation
area appraisal on large scale maps which show the
extent of the influence of setting for that particular
conservation area. 

12.4.1.2 Development control decisions should have
regard to the impact that proposed urban extensions to
villages could have on adjacent settlements with
conservation areas. Dramatic increases in traffic could
have a profound effect on the character of a
conservation area. These considerations need to be
embedded into the Local Development Framework so
as to become a material consideration when
considering major urban extensions.

12.4.2 Medium term

12.4.2.1 Consider a joint project with Buckingham
County Council and possible academic partners to
ascertain the extent and survival of the hovel type
building within the Aylesbury Vale District and
beyond. Recommend the best examples for statutory
listing. 
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54. The map shows Bierton Conservation Area (outlined in red) with the important gaps providing views to open countryside beyond clearly
marked.



13.1 Aims

n Utilise the spirit of Best Value Performance Indicator
(BVPI 219b) which reminded local authorities of
their responsibility to prepare proposals for
enhancement to conservation areas within their
districts in order to lever resources for the production
of conservation area appraisals to inform those
enhancement schemes

n Seek early consultation for appraisal work 
n Set a target for appraisals per year on a rolling

programme
n Ensure the appraisals follow the English Heritage

Guidance on Conservation Area Appraisals 

13.2 Issues for Aylesbury Vale in relation to
existing protection of conservation areas

13.2.1 Aylesbury Vale District are undertaking a review
of all 120 of their conservation areas, spanning some
79 settlements. Presently a good number of
conservation areas have designation reports which have
an assessment of the special character of the area.
These vary in length from a few paragraphs to a
number of pages. They are very broad in their
coverage.

13.2.2 The reviews of conservation areas in the last ten
years are far more comprehensive and detailed and
have a significant amount of background information,
context and robust analysis of character. They include a
good, appropriately scaled pull out map.

13.2.3 Aylesbury Vale district does not have any
designated Article 4 Directions within its conservation
areas.

13.2.4 It is essential that this review continues at a
regular and consistent pace to achieve the ultimate aim

of a conservation area appraisal for each settlement.
The conservation area appraisal will inform:

n The consideration of Article 4 Directions
n The potential Identification and targeting Buildings

at Risk (particularly unlisted buildings making a
positive contribution)

n The targeting of potential grants
n The protection of some parts of the natural

environment (important trees and groups of trees not
protected by Tree Preservation Orders)

n planning decisions, providing evidence for planning
appeals

n developers and residents as to what constitutes the
character of an area

13.2.5 The present priority list for the production of
conservation area appraisals was based on the age of
designation, how much time has passed since it has
been reviewed, the quality of the review document, and
development pressures (i.e. number of applications). It
may be appropriate to use the classification of
settlement types defined within this strategy to aid the
prioritisation of conservation area appraisal production.
Irregular row settlements due to their fragmented
character are particularly vulnerable to unsympathetic
development and possible boundary review and
consolidation.

13.3 Strategy for AVDC in relation to extent of
existing protection of conservation areas

13.3.1 Define a system for prioritising conservation
area appraisal production. This could use the strategy
to justify the order.

13.3.2 Maintain the production of a realistic number of
conservation area appraisals per year. This should
probably be worked out as a percentage of the total
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12.4.2.2 Work needs to be undertaken on the
availability of local materials and a bank of acceptable
alternatives established. There may be opportunities to
re-open sources of stone where this is essential to the
repair of walls in the District.

12.4.3 Long term

12.4.3.1 A District design guide could pull together a
number of AVDC’s excellent leaflets on design and
materials and respond to the local vernacular with

worked examples of how to best extend modest
dwellings to retain their special character and how to
respond to different types of settlement pattern.

A design guide could consolidate the work undertaken
by the authority on particular sites such as Market Hill
Buckingham, Planning and Design Guidelines – April
2007 and other pieces of work such as the Buckingham
Design Guidelines (April 2001), compiled by the
Buckingham Town Design Group.
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14.1 Aims

n A review of all enhancement sites identified in all
AVDC’s Conservation Area Character Appraisals
should be carried out to establish the number and
significance of potential sites which could benefit
from change.

n Criteria should be developed to assess the priority of
these sites. These would include:

n Development pressure in the settlement.
n Major sites becoming available.
n The presence of Buildings at Risk, Listed Buildings,

Tree Preservation Orders, boundary walls or other
structures which make a positive contribution to the
conservation area.

n Potential key locations in the townscape: eg critical
corner site, gap in street continuity and enclosure,
termination of a view, possible effect on skyline,
roofline or view corridor, gateway location to a
settlement, potential edge to a settlement or interface
with open space, or potential square. 

14.2 Issues for Aylesbury Vale in relation to
Identifying sites for change

14.2.1 Potential sites for change are not a significant
feature of the conservation areas in the sample
settlements. Despite the inclusion of the two market
towns, there were no obvious areas where development
should be actively encouraged with the exception of
the Market Hill Site in Buckingham which has had

planning and design guidance produced in April 2007.

14.2.2 The district, in common with many others in the
South and South East, does not suffer significantly
from blighted sites or long running undeveloped sites
within its conservation areasbecause the value of land
is so high because of the demand to live and work in
these attractive areas. This contrasts with more
deprived areas of the country where market led
investment in some areas of historic significance can
be very difficult to achieve. Both these situations can
prove extremely challenging when attempting to
manage change in a positive and proactive manner. In
this kind of climate identifying sites for change is a
very positive and proactive way of trying to bring an
area out of dereliction. 

14.3 Strategy for AVDC in relation to the
extent of Identifying sites for change

14.3.1 The Aylesbury Vale District is unlikely to
experience the difficulty and blight of empty or
derelict sites. Most sites will provide the market with
opportunities to develop. In conservation areas these
will need to be addressed on an individual case by
case basis.

14.3.2 Where site for potential change are identified in
conservation areas, a view should be taken as to the
sensitivity of the site and the response from the AVDC.
It may be appropriate for sites over a certain size (to be

number say 5%, which equates to four per year.

13.3.3 Ensure the post of conservation areas officer is
adequately funded, resourced and maintained at this
level. 

13.3.4 Maintain a consistent format and structure based
on the English Heritage guidance on appraisals and
management plans and have regard to the District Wide
Strategy for conservation area management plans.

13.4 Delivery of the strategy for AVDC in
relation to extent of existing protection of
conservation areas

13.4.1 Short term

13.4.1.1 Publish a draft list of prioritised conservation
area appraisal production

13.4.2 Medium term

13.4.2.1 Continue to maintain the production of at least
four conservation area appraisals per year

13.4.3 Long term

13.4.3.1 Provision of up-to-date conservation area
appraisals for all conservation areas within the
Aylesbury Vale.
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agreed) to be the subject of a concept statement. A
number of these have been produced by the local
authority for important sites. The concept statement
should have substantial input from the Design and
Conservation Team.

14.3.3 Any sites for change within conservation areas
should have regard to the checklist in Appendix C –
checklist for DC Officers on site appraisal

14.4 Delivery of strategy for AVDC in relation
to identifying sites for change

14.4.1 Short term

14.4.1.1 Informally highlight sites for change within
the conservation area appraisal where it is considered
appropriate and useful to do so.

14.4.2 Medium term

14.4.2.1 Establish a protocol for the production of
concept statements to be written for sites of a certain
size or where they closely relate to listed buildings
within conservation areas. These should be written in
close liaison with the Design and Conservation Team
of the AVDC.

14.4.3 Long term

14.4.3.1 In some areas where there is continued
dereliction or neglect of important listed or unlisted
buildings consideration should be given to compulsory
purchase and the preparation of a design brief to guide
future development of these sites in sensitive areas.

15.1 Aims

n Identify development pressures –section 12,
and sites – section 14

n The design guidance should avoid detailed
prescriptive advice and focus on the broad aims of
achieving appropriate height, access, scale, uses and
addressing issues relating to sustainable building.

n Use the suggested checklist for Development Control
officers (see Appendix C).

15.2 Issues for Aylesbury Vale in relation to
Design Guidance for Development Sites

15.2.1 The district has very distinctive settlement types
which share common characteristics. For example the
informal nature of the settlements classed as irregular
rows such as Grendon Underwood or Turweston. In
most instances it will be highly desirable to prepare
some form of design guidance for specific sites.

15.3 Strategy for Aylesbury Vale in relation to
the need for Design Guidance for
Development Sites

15.3.1 Guidance should take the form of concept
statements for sensitive sites which come forward in
Conservation Areas. These should be prepared in close
consultation with design and conservation staff. 

15.3.2 Development Control Officers should use the
checklist in Appendix C to appraise sites in
conservation areas.

15.4 Delivery of the strategy for Aylesbury
Vale in relation to the need for Design
Guidance for Development Sites

15.4.1 Short term

15.4.1.1 Adopt the check-list into the day to day work
of the Development Control officers.

15.4.2 Medium term

15.4.2.1 Promote the use of concept statements for
sites which come forward within conservation areas.

15.4.3 Long term

15.4.3.1 Review the success or otherwise of design
guidance within conservation areas. Examples of good
practice can be compiled to form an annual (or bi-
annual) review document. This could also contribute to
the production of a design guide (see section 12.4.3.1)
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15.0 The need for Design Guidance
for Development Sites
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16.1 Aims

n Clearly identify those features (such as traditional
street signage for example) which make a positive
contribution to the character and appearance of the
conservation area in the appraisal

n Produce information leaflets on the importance of
certain features including why they are important
and general advice on their care and management –
these should be distributed to every household within
the conservation area(s) subject to available
resources

n Build a case (based on the thorough analysis of the
conservation area) for a grant fund to be established
identifying the particular feature for repair and
reinstatement

n Seek regional or local sponsorship of a scheme for
the reinstatement of particular features such as
shopfronts 

n Consultation with grant providers such as English
Heritage and the Heritage Lottery Fund should
establish at an early stage the potential success of an
application and identify a stream of funding for
production of a detailed application 

n Widely distribute conservation area appraisals and
management plans to include public utilities and
their contractors 

16.2 Issues for Aylesbury Vale in relation to
the management/restoration of particular
features

16.2.1 There are three groups of features that stand out
from analysis of the sample survey and through
consultation with local groups and development
control. These are:

n Shopfronts
n Boundary walls
n Traditional paving materials

16.2.2 Shopfronts are strongly represented in
Aylesbury and Buckingham (and Winslow and
Wendover outside the sample survey) and despite a
good shopfront design guide, the issues of poor quality,
badly designed shopfronts, inappropriate materials for
fascias and poor colour schemes and lighting design
are still significant issues in these market towns.

16.2.3 Boundary walls are a district-wide issue and are
also a Buildings at Risk issue throughout the district.
Boundary walls often display the most locally
distinctive material variations and methods of
construction. Particular issues for Aylesbury Vale
would include earth walls; witchert and cob that have
lost their original capping. This is often the case where
tiles and slates have replaced thatch. In addition, these
walls are often rendered with inappropriate materials
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16.0 Management/restoration 
of particular features

55. Unrendered cob and witchert walls are part of the character of
some areas within the district. These are often mistakenly
rendered. If the incorrect materials (cement based render) are
used this can have disastrous results.

56. The covering over with modern tarmac and poor repair of historic
street surfaces and finishes in Aylesbury significantly erode the
special character of parts of the conservation area.
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and in some cases painted. These walls in many cases
were left unrendered and this is part of the character of
the walls (Figure 55). Stone and brick walls are also a
strong characteristic of some parts of the district.
Stewkley is a good example of where boundary walls
play an important role in the character and appearance
of the conservation area (see Stewkley Conservation
Area Appraisal – Jan 2001). These are also suffering
from poor maintenance with some losing capping
details and flint panelling and some being the subject
of poor repointing work which has damaged the
character of the wall as well as potentially leading to
their failure.

16.2.4 The loss of historic surfaces and their
replacement with areas of tarmac is a very significant
issue, particularly evident in Aylesbury but seen in
almost all of the sample survey settlements (Figure
56). In addition, the repair and maintenance of
surfaces; broken, cracked and missing pavers and
particularly poor or inappropriate repairs, especially
after utilities have been installed, is a major issue in
the towns but is also seen in the smaller settlements
(Figure 57).

16.3 Strategy for Aylesbury Vale in relation to
the management/restoration of particular
features

16.3.1 A shopfront survey should be undertaken for
larger villages and the Market Towns; Aylesbury,
Buckingham, Winslow, Wendover. All traditional
shopfronts should be recorded and shopfronts requiring
replacement should be identified. Those of a poor
quality should be checked to confirm they have the
appropriate approvals. If not, enforcement action
should be considered.

16.3.2 Advice should be provided on the importance

and appropriate care and repair of boundary walls. This
could be in the form of an appendix to the management
plan or as part of separate leaflet for distribution. There
is a resource implication here. Taking, for example, the
Witchert walls in the south-west of the District,
mailshots to all owner/occupiers in these conservation
areas is going to amount to a considerable number.

16.3.3 An audit of historic street surfaces should be
undertaken for all conservation areas. Historic survival
should be noted on an appropriately scaled map and
recommendations for reinstatement highlighted where
appropriate.

16.3.4 Audits of historic street surfaces should be
provided to public utilities operators and their
contractors. This should be introduced at a presentation
to the public utilities providers.

16.4 Delivery of the strategy for Aylesbury
Vale in relation to the management/
restoration of particular features

16.4.1 Short term

16.4.1.1 Shopfronts should be recorded in some detail
as part of the conservation area appraisal. In the towns
Aylesbury, Buckingham, Winslow and Wendover a
shopfront survey should form part of the conservation
area appraisal.

16.4.1.2 A dialogue should be opened with local
amenity societies, town and parish councils to enlist
their help in recording historic street surfaces. These
should be recorded on appropriately scaled maps and
sent to public utilities and the Buckinghamshire
County Council Highways Department.

16.4.1.3 Public utilities should be supplied with
conservation area appraisals and be part of the key
consultees. 

16.4.1.4 Boundary walls are already noted within the
conservation area appraisals. Their condition should be
recorded and action taken where necessary (see section
9; Buildings at Risk).

16.4.2 Medium term

16.4.2.1 Prepare an advice leaflet for boundary walls to
be distributed district wide as part of a campaign to
highlight their importance and retention. Consider
obtaining part sponsorship for this work from the
Heritage Lottery Fund or other local charities or
building preservation trusts.
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16.4.2.2 Consider a District wide enforcement of
unauthorised signage, lighting, fascias and shutters in
conservation areas. This could be undertaken on a
conservation area at a time basis with a zero tolerance
approach so that it is considered fair. 

16.4.3 Long term

16.4.3.1 Consider the application of a THI or English
Heritage grant scheme for the re-instatement of
traditional shopfronts.

17.1 Aims

n The use of traditional materials in conservation areas
should be encouraged through conservation area
appraisals, Listed Building and Conservation Area
Advice Notes, and their use required through Listed
Building Consent and planning permission for
alterations and extensions in conservation areas

n The Local Authority should provide sample
conditions to require the retention of local materials.
These could be fixed to any permission to demolish
older buildings in conservation areas

n Compile and disseminate information on sources and
supplies of traditional materials

n Course providers (possibly the local authority)
should widen their programme of courses on
traditional materials skills. In particular, traditional
paving has not been addressed

17.2 Issues for Aylesbury Vale in relation to
traditional materials

17.2.1 The Aylesbury Vale district has a unique and
diverse collection of traditional materials and methods
of construction but with no surviving source of
traditional materials (except possibly straw grown for
thatch). This poses a significant problem when
considering the repair and maintenance of existing
buildings and the construction of new buildings in
conservation areas where traditional materials are
proposed.

17.2.2 The breadth of materials runs from the soft red
bricks of Brill and the mix of brick and stone of
Buckingham (with a number of important eighteenth
century stone walls) through to the oolitic limestone of
Turweston and runs down through to the chalk and
flint of the edge of the Chilterns. One of the most
interesting survivals is the belt of naturally occurring
chalk and clay which has been utilised in boundary
walls and houses and known locally as Witchert (or
Wychett). This material has its own language to
describe the various processes and features of the
walling material; the underpin course constructed of

stone or stone rubble is known as the grumplings and
the lifts of materials (with walls often containing
horizontal bands illustrating the number of lifts –
Figure 58) are known as ‘berries’. The cappings are
usually clay tiles but thatch was once common.

17.2.3 AVDC have produced three design guides on
materials; Building Materials (1995), Thatching (2000)
and How to look after your Witchert building (2002).
These are to be commended and provide a good
background to the importance of locally distinctive
materials to the character and appearance of the
conservation areas within the district.

17.2.4 From analysis of the sample settlements, it is
clear that locally distinctive materials are under
considerable pressure. The limited availability of
original material and the sometimes prohibitive cost of
acceptable alternatives is a major concern for owners
and the local authority. In particular and as highlighted
in other sections of this report, boundary walls are
perhaps the best indicator of the local vernacular and
in the case of the earth walls, they are often in poor
condition or have not been repaired or maintained
with appropriate materials (often earth walls are
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known as ’berries’. These lifts can often be made out as subtle
variations in colour and texture denote the next lift. This is a key
characteristic of this building type.
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rendered with cement based renders which do not
allow the walls to breath). This is a national as well as
a district issue.

17.2.5 An often over-looked aspect of local materials
is the traditional paving treatments which are rich and
varied across the district. The latter also has remnant
sections of river washed cobbles to some parts of the
town. In Cuddington for example (along with a
number of other villages notably Haddenham), areas
of stone setts forming historic pavements survive
(Figure 59). Long Crendon (not part of the sample
survey) has a strong traditional palette of stone setts to
cross-overs (Figure 60). Survivals of stone setts are
also seen in Brill (Figure 61) and other settlements
such as Buckingham.

17.2.6 The thatching tradition of the Aylesbury Vale is
being significantly eroded through inappropriate
replacement of traditional straw coats with water reed.
The replacement of traditional flush wrapover ridges
with untraditional block cut ridges is also a major issue

throughout the district. This was evident in the sample
settlements, particularly Weston Turville where all of
the ridges were block cut albeit with fairly simple
patterns (Figure 62). 

17.3 Strategy for Aylesbury Vale in relation to
traditional materials 

17.3.1 AVDC should consider, possibly in partnership
with Buckinghamshire County Council (Bucks CC),
the establishment of a grant fund for repairs to
boundary walls and thatching. Successful grant
schemes in other counties (Hampshire is a good
example) have ensured the survival of boundary walls
and regional thatching traditions.

17.3.2 AVDC should consider undertaking a thatching
survey (of thatch buildings in conservation areas
initially) to establish the survival of the thatching
tradition in the district. This will provide useful
background information for enforcement and making a
case for a grant fund.
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59. Survival of historic pavements in Cuddington. 60. Stone setts to pavement cross-overs in Long Crendon.

The thatch tradition of Aylesbury Vale 

In the case of listed buildings listed building consent should be
sought for a change of material for example a change from
combed wheat reed to water reed. This is supported by
guidance in Planning Policy Guidance Note 15: Planning
and the Historic Environment and English Heritage Guidance:
Thatch and Thatching (2000).

The main aims of requesting an application for listed building
consent is to ensure the prevention of the loss of important
historic fabric, particularly in the case where it is proposed to
remove all the thatch material as important archaeological
evidence can be lost through unrecorded removal. In addition, a
request for listed building consent is also to ensure that the
special character of the building is not lost through in-sensitive
use of an unsuitable material on a certain type of building.

Many of the cottages, barns, outbuildings and boundary walls
were designed to take straw thatch as opposed to reed thatch.
Their form, roof pitch and shape have derived from the use of
that material. The use of water reed could be extremely
damaging to the character of these roofs.

In the case of unlisted thatch buildings in conservation areas
the loss of thatch for an alternative material such as tile or slate
should be resisted as the loss of these thatching traditions is a
significant erosion of the local distinctiveness of villages within
the Aylesbury Vale. Where there is a clearly defined thatching
tradition within a conservation area, this should be protected
through the use of Article 4 Directions.
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17.3.3 AVDC should consider linking with English
Heritage, the Institute of Historic Building
Conservation and the Society for the Protection of
Ancient Buildings, to run a number of courses on the
care and repair of materials within the district
focusing on the earth walled buildings but also
advising on such areas as mortar and render
specification for traditional structures. These could be
held on-site with demonstrations and opportunities to
participate.

17.3.4 AVDC or the Bucks Historic Environment
Forum should open a dialogue with the local
thatchers/thatching body with the support of English
Heritage to establish whether there is any common
ground and how receptive local thatchers would be to a
district or county thatching policy.

17.3.5 Paragraph 19.3.3 identifies the need for historic
street audits. This is also directly relevant to this
section.

17.3.6 There should be a presumption in favour of the
retention of local materials wherever possible. Where
demolition is accepted, materials should be reused on
site or donated to a traditional materials ‘bank’
administered by either AVDC or Bucks CC.

17.4 Delivery of a strategy for Aylesbury Vale
in relation to traditional materials

17.4.1 Short term

17.4.1.1 AVDC should consider undertaking a survey
of thatch buildings within the District’s conservation
areas initially. A pilot survey could be undertaken to
ascertain the necessary resources for extending this to
the entire District.

17.4.1.2 The English Heritage ‘Listed buildings on-
line’ website could help in estimating the distribution
of listed thatch buildings in order to establish which
conservation areas should form part of a pilot project.

17.4.2 Medium term

17.4.2.1 AVDC should consider providing subsidised
practical course for local people on the care and repair
of boundary walls. These could be run with English
Heritage and SPAB (regional groups) and cover such
topics as repointing in lime mortar, lime rendering,
repair of cob and witchert, limewashing and the simple
repair and re-painting of windows.

17.4.3 Long term

17.4.3.1 Consideration should be given to the
establishment of a regional (possibly County wide)
policy on thatch which can be adopted by the various
local authorities and hopefully supported by the local
thatchers.

17.4.3.2 The possibility of a materials ‘bank’ should be
explored whereby surplus materials are by way of a
planning condition (on demolitions of buildings within
conservation areas or the removal of a traditional
paving component) given to the local authority or
County Council for use in the repair and extension of
public buildings, boundary walls or pavements.
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62. Block cut ridges on straw roofs forms the predominant thatch
finish in Weston Turville (the hybrid thatch – thatching advisory
guide, AVDC)
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18.1 Aims

n Identify within conservation areas (particularly in the
towns) where use is vulnerable and sensitive to
change

n Encourage through action plans the ‘marketing’ and
supporting of secondary shopping streets (through
for example public realm improvements)

n Encourage the establishment of community
development trusts to upgrade and convert premises
on a low or non profit basis (this could be part of a
THI or similar grant scheme)

n Establish a ‘Living over The Shop’ programme
n Encourage ‘people generating’ magnet uses which

will bring with them subsidiary small uses (eg.
higher education or the creative industries)

n Implement a sensitive public realm strategy focusing
on encouraging people to linger in a mixed use area,
facilitate connections and legibility and encourage
appropriate levels of parking

n Implement a shopfront improvement policy (with the
potential for grants)

18.2 Issues for Aylesbury Vale in relation to
uses

18.2.1 This issue is largely focused on the market towns
but is also an important consideration in the larger
villages where the shop and post office and public house
are often at the centre of the community of a place.
Within the settlement survey Buckingham was observed
to have a high proportion of independent shops and
businesses, a market that operates twice a week and
some evidence of a re-instatement of residential uses in
the town centre. The establishment of the University
within the southern end of the conservation area has
stimulated complementary supporting uses.

18.2.2 The reuse of upper floors in dense urban centres
is becoming increasingly problematic due to the
difficulty of achieving access and meeting other
building control requirements, such as separation for
the prevention of the spread of fire and sound-proofing.
This is a problem common to many town centres.

18.2.3 Shops in particular present a number of issues
which would appear to be of concern to the general
public. In Aylesbury for example, the defining of public
and private space is a problem which manifests itself in
the issue of the front of the shops being in private
ownership but with highway land adjacent. This raises
management issues particularly with regard to the

storage and disposal of waste and car parking.

18.2.4 The use of shutters on shopfronts is an issue in
the market towns. These can change the character of a
town making it an uninviting and potentially
threatening place, particularly out of trading hours.
The Shopfronts Advisory Guide (July 2003) expresses a
preference for internal roller grilles but this guidance is
not being followed, particularly in Aylesbury and
Buckingham. The Shopfronts Advisory Guide (July
2003) expresses a preference for internal roller grilles
but this does not seem to be the preferred method of
protection particularly within the main towns;
Buckingham and Aylesbury.

18.3 Strategy for Aylesbury Vale in relation to
uses

18.3.1 Identify secondary shopping streets and their
uses within conservation area appraisals and seek to
protect the mix of uses through the application of
development control policies. 

18.3.2 Record empty upper storeys (these may be
considered at risk if their condition is also poor) in
conservation area appraisals.

Establish a living over the shop (LOTS) scheme to
encourage owners to re-instate their upper floors to
residential uses. Establish a protocol for dealing with
building regulation issues raised by upper floor
conversions to residential uses.

Look to established best practice in successful
townscape heritage initiatives where living over the
shop has been a significant element of the grant
schemes. 

18.3.3 Consider the possibility of a Townscape Heritage
Initiative (THI) for either Aylesbury or Buckingham
which could incorporate the re-use of upper floors for
social housing, the reinstatement of traditional shop
fronts and improvements to the public realm.

18.4 Delivery of the strategy for Aylesbury
Vale in relation to uses

18.4.1 Short term

18.4.1.1 Identify in conservation area appraisals
(mainly towns and large villages) where the primary
and secondary retail areas are located. 
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18.4.1.2 Provide a summary of the uses within the
conservation area which contribute to the character and
appearance.

18.4.1.3 Identify any empty upper floor areas as
potential enhancement opportunities.

18.4.2 Medium term

18.4.2.1 Liaise with the Living Over The Shop (LOTS)
organisation to gain an understanding of how their
expertise and experience may be applied to the market
towns of Aylesbury Vale. This will be useful in
establishing a protocol to adopt for dealing with

building control issues.

18.4.3 Long term

18.4.3.1 As a result of survey through the conservation
area appraisal process, consider the possibility of
establishing a Townscape Heritage Initiative (THI) for
the town or large village with the most significant loss
of independent retailers and under-use of upper floors.

18.4.3.2 Use Action Plans to establish the importance
of secondary shopping areas within historic cores to
seek to retain their mix and scale of uses. 

19.1 Aims

n Undertake an audit of remnant paving materials and
methods of laying

n Ensure that all stakeholders in the public realm are
aware of the location of traditional paving and the
need for its conservation

n Undertake an audit of all clutter in the streetscene,
the condition of surfaces and street furniture and
places where there are barriers to full accessibility

n Consider a coordinated scheme within the Local
Transport Plan and within the setting of context-led
best practice as in Streets for All (English Heritage)
and Manual for Streets (CLG and Department for
Transport)

n Develop with the Highway Authority a Protocol for
Streets in conservation areas to address issues such
as the use of 20mph limits, size and location of
traffic signs, minimising road markings, shared
surfaces, raised ’tables’ at junctions, choice of
surface materials, design of street furniture and
reinstatement standards etc.

19.2 Issues for Aylesbury Vale in relation to
traffic management/street improvements &
Public realm

19.2.1 The general issues relating to traffic; parking,
speed of vehicles, conflict with the pedestrian and the
condition of streets and the public realm is always a
sensitive issue in almost any community. Aylesbury
Vale District is no exception to this. 

Aylesbury Vale District Council is not the highway
authority. Much of the responsibility for the public

realm lies with Buckinghamshire County Council
which have within their remit responsibility for the
upkeep and improvement to the highway network. The
County Council is heavily constrained by budgets and
finds it difficult to respond to improvement schemes
which are outside its established framework as defined
by the Local Transport Plan.

19.2.2 On analysis of the sample settlements we find a
number of issues which are often repeated through
different settlements. Buckingham for example has had
a relatively recent bypass which has taken much
through traffic from the town, but parking is still a
major problem in the town centre. There have been
some carefully designed recent public realm
improvement projects, especially in the market place
areas. In many other areas however, paving, railings
and street furniture are degraded and in need of
improvement (Figure 63).
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63. Buckingham – the quality of the public realm in places is poor
and in need of upgrading.



19.2.3 In Stewkley, the regular row settlement lining
the road suffers from heavy through traffic which is
eroding the quality of the conservation area. Locally a
by-pass is advocated. There are the associated clutter
and road markings, parking on the verges and poor
definition of pavements. Highway boundaries are in a
poor condition with kerbs missing. The Highway
Authority should consider the reinstatement of stone
setts to the grass verges to match the other parts of the
conservation area.

19.2.4 In Aylesbury the visual impact of parking on the
streetscape is perceived as a significant problem. This
issue is exacerbated by the fact that often cars are
parked on areas that form part of the curtilage of a
building, and therefore are in private ownership,
although they appear to form part of the public
domain. 

19.2.5 The design, number and location of bins is an

issue which is of concern in a number of the sample
settlements, in particular Aylesbury and Buckingham.
In Aylesbury, there are a number of large green bins
standing in prominent positions around the
conservation area. These are bins associated with
shops, often overflowing with rubbish and are
considered very unsightly.

19.2.6 In relation to Aylesbury concerns have been
raised about the lack of consideration or understanding
for the edges of the conservation area. By way of
example, thin primrose coloured double yellow lines
are used within the conservation area but within
sections of the same street that are outside the
conservation area boundary thick double yellow lines
are used. There needs to be some consideration of the
bigger picture and awareness of what happens beyond
the boundary of the town centre conservation area.

19.2.7 Lamp column design has been raised as an issue

AYLESBURY VALE DISTRICT COUNCIL

Conservation Area Management Plan – District Wide Strategy

May 200962

1 2

43

64. Examples of excessive overhead wires (or wirescape) in the district’s conservation areas:

1 Turweston
3 Ickford

2 Haddenham
4 Weston Turville
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in Stewkley and Aylesbury. In the latter, the designs
need to be more in proportion with the street.

19.2.8 Traffic speed is only mentioned as an issue in
the Stewkley Conservation Area Appraisal, however
this is an issue which is consistently raised through
most of the village type conservation areas.

19.2.9 Two district-wide issues present in most of the
sample settlements are the need to reduce and
rationalize signage, particularly in the market towns
and the presence of unsightly overhead wires. Both are
national issues as well as a regional ones, although it
varies from region to region. The problem of overhead
wires is particularly prevalent and prominent in the
district (Figure 64).

19.3 Strategy for Aylesbury Vale in relation to
Traffic management/street improvements &
Public realm

19.3.1 The conservation area appraisals should record
all surviving remnants of historic street materials; stone
setts, brick paviors, cobbles and stone kerbs. The
appraisal should also record traditional road signs and
street furniture such as traditional posting boxes and
telephone kiosks. These should be clearly defined on
appropriately scaled maps within the appraisal and
photographically recorded.

19.3.2 Public utilities should be sent copies of the
conservation area appraisal and management
plan/district strategy with a covering letter inviting
them to enter into a voluntary agreement/understanding
with AVDC/Bucks CC as to how to deal with
traditional street surfaces.

19.3.3 Consider undertaking with partners (local
amenity societies) an audit of street signs and street
clutter as recommended by Streets for All. This should
address such issues as the designs and location of lamp
columns and whether there are alternatives (such as
mounting lights on buildings) and the design and
location of bins and street furniture generally.

19.3.4 Prepare and publish proposals for traffic
calming schemes. These schemes could also
incorporate speed restrictions (20mph zones) and
potentially re-design roads to provide allocated parking

to the sides of roads thus relieving pressure from
verges and front gardens. Schemes should have regard
to the Buckinghamshire County Council Local
Tansport Plan 2, 2006-11 and specifically target the
five key aims of the plan; accessibility, congestion,
environment, improving safety and maintenance.

19.4 Delivery of the strategy for Aylesbury
Vale in relation to Traffic management/ street
improvements & Public realm

19.4.1 Short term

19.4.1.1 Use the conservation area appraisals to record
historic street materials and street furniture. Make a
photographic record of these items.

19.4.1.2 Begin a dialogue with local amenity societies
and town and parish councils to establish the potential
for auditing street signage in conservation areas.

19.4.1.3 Establish a regular liaison meeting with
Buckinghamshire County Council to develop a
protocol for engagement with the Highway authority.

19.4.2 Medium term

19.4.2.1 Produce a protocol for engagement with the
highways authority setting out a methodology for
dealing with sensitive parts of the District.

19.4.2.2 Establish a system of liaison with public
utilities and draw up a voluntary memorandum of
understanding between public utilities and the local
authority with regard to undertaking work within
conservation areas.

19.4.2.3 Use the Buckinghamshire County Council and
AVDC design champions to promote good design in
the public realm.

19.4.3 Long term

19.4.3.1 Use liaison meetings to develop a series of
exemplar traffic calming schemes developing in
national best practice and established guidance, for
example the Chilterns AONB design guidelines on
highway improvements.
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20.1 Aims

n Approach the owners and interested parties within a
conservation area for their views on its future
management before drafting a management plan
whilst making clear the limitations of the document 

n Provide a programme of speakers/demonstrations
and or leaflets on various subjects relating to the care
and repair of traditional buildings and structures

n A minimum requirement is the provision of a leaflet
(also available on the Local Authority’s website)
explaining what a conservation area is and what it
means for owners/occupiers which should be sent to
all prospective owners using land searches as the
trigger for sending

n Support local amenity societies 
n Establish a Conservation Area Panel/ Design Panel

20.2 Issues for Aylesbury Vale in relation to
Education/information – encouraging
ownership/community involvement

20.2.1 In line with the national picture it would appear
from analysis of the sample settlements that
incremental damage has occurred within the
conservation areas through well-intentioned but ill-
informed actions, such as undertaking repairs in
inappropriate materials, painting brickwork and
stonework, removing front boundary walls for parking.

20.2.2 New owners of properties in conservation areas
are not always made aware of the implications of living
in a conservation area. Local Land Charges can be one
opportunity to inform prospective owners. AVDC have
produced a good advisory guide on conservation areas
(published June 2003).

20.2.3 The level of understanding from the lay-person
on what it means to live in a conservation area and, in
particular the constraints, is likely to follow the
national model. In general, owners tend to believe there
is more control than is actually the case and that the
local authority does not do enough to protect what they
consider is the character and appearance of the
conservation area.

20.2.4 Conservation area appraisals are published for
public consultation and the comments are incorporated
where appropriate.

20.2.5 There is no conservation area/ design panel
convened by the local authority though most individual
parish councils make comments on planning
applications within the relevant conservation areas.

20.3 Strategy for Aylesbury Vale in relation to
Education/information – encouraging
ownership/community involvement

20.3.1 Consult local communities before any
management proposal for an individual conservation
area are produced.

20.3.2 Consider the convening of a conservation area/
design panel, supported by AVDC but chaired by an
independent. This panel could also act as a steering
group to oversee the implementation and monitoring of
the District wide Strategy and individual management
plans.

20.4 Delivery of the strategy for Aylesbury
Vale in relation to Education/information –
encouraging ownership/community
involvement

20.4.1 Short term

20.4.1.1 Continue to involve parish/ town councils and
amenity societies in the production of conservation
area management plans

20.4.2 Medium term

20.4.2.1 Ascertain the support and potential framework
for a conservation area/ design panel. Seek
support/representation from the main regional bodies;
Royal Institute of British Architects, Civic Society, etc.

20.4.3 Long term

20.4.3.1 Establish and support a conservation
area/design panel which could in part monitor the
implementation of the District Wide Strategy.

May 200964

20.0 Education/information – encouraging 
ownership/community involvement 



AYLESBURY VALE DISTRICT COUNCIL

Conservation Area Management Plan – District Wide Strategy

21.1 Aims

n Suspected unauthorised works which have a negative
impact on the character and appearance of the
conservation area should be highlighted and recorded
as part of the conservation area appraisal process

n A baseline audit of a conservation area is required in
order to measure and respond (through allocating
resources) to serious changes within an area, for
example the loss of boundary walls to create parking
spaces. The audit should comprise the recording of
individual buildings by photograph

n Areas proposed for Article 4 Directions should be
surveyed using a proforma which standardises
information for statistical analysis, for example the
materials and design of windows or doors (a model
proforma can be found in Appendix A)

n Enforcement should be undertaken by enforcement
officers advised by conservation officers where
necessary. A protocol should be established as to
who undertakes the case work and who advises on a
professional basis as and when required

n The management plan should indicate where advice
can be obtained as to what will be acceptable or in
some cases provide broad guidance/guidelines as to
what will be acceptable. This is particularly relevant
to shopfronts, signage and lighting

21.2 Issues for Aylesbury Vale in relation to
Monitoring and enforcement 

21.2.1 In discussion, feedback relating to enforcement
work within the district was that local groups had a
negative view of enforcement in the Aylesbury Vale
District. However, this appeared to be based on mis-
apprehensions about what could actually be achieved
through enforcement and what was actually
enforceable.

21.2.2 Unauthorised signage is an issue in most towns.
The commercial vitality of the town centre encourages
the competitive nature of retail and the desire to get a
product or service noticed. In the sample survey this is
especially true of the market towns. These types of
breaches are often seen as relatively low priority within
local authorities.

21.3 Strategy for Aylesbury vale in relation to
Monitoring and enforcement

21.3.1 An audit of buildings should be undertaken as
part of the conservation area appraisal. This should
comprise a photographic survey of all buildings with
the photographs signed and dated and stored on a
central database for easy retrieval by other sections of
the local authority.

21.3.2 The management plan should make reference to
the shopfronts design guide and provide advice on
what will be acceptable in terms of signage.

21.3.3 Signage and shopfronts could be given their
own design award category. This would encourage
owners to improve the quality of their signage. There
are opportunities to link these schemes with local
craftsmen to produce high quality bespoke signage
which can add to the interest and variety of a shopping
street and encourage others to achieve a higher quality
of signage.

21.4 Delivery of a strategy for Aylesbury vale
in relation to Monitoring and enforcement

21.4.1 Short term

21.4.1.1 The conservation area appraisal work should
include a photographic record of each building.

21.4.2 Medium term

21.4.2.1 A separate advisory note on signage and
lighting. This could coincide with a publicised scheme
to remove all unauthorised signage and lighting within
conservation areas.

21.4.3 Long term

21.4.3.1 Addition of an award for the best signage
and/or lighting scheme on a commercial property to the
already established design award schemes.
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22.1 Aims

n A potential heritage shortfall should be identified in
the management plan 

n The management plan should establish the
significance of the subject of potential grant aid and
clearly outline the common problems/threats to the
heritage asset 

n The management plan should provide some
indication of the scale of the issue and likely take-up
for grant assistance

n The management plan should seek to put some form
of monetary value to the issue and provide an
indication of what percentage of grant might be
available

n A budget figure should be identified 
n Other bodies such as English Heritage or the

Heritage Lottery Fund may consider part funding
well considered, clearly justified potential grant
schemes where a particular feature or features are
under significant threat or have been severely eroded

n Grant schemes should be targeted, transparent and
provide a clear set of conditions to be applied
particularly to the workmanship and use of materials 

n A grant scheme should only target buildings or
structures which are either listed or are considered
(and identified in the conservation area appraisal) to
make a positive contribution towards the character or
appearance of the conservation area 

n A grant scheme should not seek to means test
applicants 

n A degree of public access (where appropriate) should
be a condition of grant aid 

22.2 Issues for Aylesbury Vale in relation to
grants

22.2.1 The three significant issues that have arisen
from analysis of the sample settlements which have the
potential to be the subject of a grant programme are
shopfronts, boundary walls and thatching. To this there
may be the possibility of adding repairs to outbuildings
though these may be difficult to define.

22.2.2 There is no indication in AVDC or Bucks CC
that there would be the political will or the financial
backing to support a grant fund. However, it would
contribute considerably to the overarching desire
highlighted in almost all conservation area appraisals
to date to encourage owners to maintain and repair
their properties using traditional materials and building
techniques.

22.2.3 There are significant resource implications for
running a grant scheme.

22.2.4 AVDC has a grant officer and it may be
appropriate to request guidance on the potential for
grants to the historic environment to be obtained from
less obvious sources and potential partnerships.

22.3 Strategy for Aylesbury Vale in relation to
grants

22.3.1 There is a considerable evidence base in the
conservation area appraisals to date to justify serious
consideration to the establishment of a grant scheme
for the repair of boundary walls. 

22.3.2 Thatching should also be considered for grant
aid. This could be restricted to ridge replacement only
and encourage the use of flush wrapover straw ridges
as opposed to block cut ridges. For many of the listed
thatch buildings (over 600) in the district, it will be
very difficult to effect a change in ridge style other
than through grant aid or enforcement. Enforcement is
notoriously difficult to undertake in relation to
thatching issues.

22.3.3 The market towns of Aylesbury, Buckingham,
Wendover and Winslow should consider the possibility
of attracting grant funding for traditional shopfront
reinstatement through a Townscape Heritage Initiative
administered by the Heritage Lottery Fund (HLF).
Early discussions with the HLF and English Heritage
should establish the likelihood of success before any
major grant fund application work is undertaken.
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22.4 Delivery of a strategy for Aylesbury vale
in relation to grants

22.4.1 Short term 

22.4.1.1 Continue to identify boundary walls,
shopfronts and thatch buildings within conservation
area appraisals highlighting their importance and
reasons for making a positive contribution towards the
character and appearance of the conservation area.

22.4.2 Medium term

22.4.2.1 As a result of survey through the conservation
area appraisal process, consider the possibility of

establishing a Townscape Heritage Initiative (THI) for
the town or large village with the most significant loss
of original shopfronts and under-use of upper floors
(see also section 18)

22.4.3 Long term

22.4.3.1 Continue to seek ways of providing grant
assistance through partnership with other organizations
for example on a national level the Heritage Lottery
Fund and English Heritage and on a local level civic
societies and preservation trusts.

23.1 Aims

n Inter-departmental co-ordination; the formation of
development teams for larger and/or particularly
sensitive schemes

n Conservation area appraisals and management plans
should emphasise a local authority’s requirement
under the Planning (Listed Buildings and
Conservation Areas) Act 1990 to recommend from
time to time schemes for enhancement

n The management plan should emphasise the
importance of good management of the heritage
asset being a direct response to central governments
former Best Value Performance Indicators (BVPI
219b)

n The management plan should outline (where
possible) the costs and benefits of the proposals to
provide a form of budget figure for fund bidding

n Continually review settlements with no conservation
area designation to ascertain whether they meet the
criteria as set out in Planning Policy Guidance
Note 15: Planning and the historic environment and
possess a special character commensurate with
adjacent conservation areas and those within the
district as a whole that have undergone appraisal. 

23.2 Issues for Aylesbury Vale in relation to
identifying the implications for local authorities

23.2.1 AVDC has an experienced specialist team
advising on managing change to the historic
environment of the district as required by the Planning
(Listed Buildings and Conservation Areas) Act

1990, producing conservation area appraisals of a good
quality in accordance with the guidance outlined by
English Heritage. They are also undertaking Buildings
at Risk surveys of all listed buildings. They provide,
free of charge, a high level of information in relation to
the historic built environment. This includes advice on
conservation areas and technical advice on materials.

23.2.2 In discussion with local groups (particularly in
relation to Aylesbury but this is not only an Aylesbury
problem) there is considerable frustration with
organisations not taking responsibilities for elements of
the public realm. Because of the lack of clarity as to
who is responsible for what and because organizations
(often public bodies) are struggling for resources and
so are reluctant to take on responsibility when it is not
clearly theirs, the perception rightly or wrongly is that
nothing gets done.

23.2.3 There was concern expressed about the method
of cleaning the historic streets of Aylesbury employed
by the Highways Authority and that machines used for
this job were damaging historic buildings and floor
surfaces.

23.2.4 In Aylesbury (though this is likely to be a much
wider issue) there was a need for proactive
management of trees within conservation areas.
Management plans could be drawn up for important
trees and in particular the ownership and responsibility
for the husbandry of the tree(s) should be established.

23.2.5 The issue of graffiti and vandalism was raised as
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a significant issue particularly in the market towns.
This is a complex social issue and this document does
not have the remit to deal easily with this problem
other than to highlight it as something of genuine
concern to residents and visitors alike and something
which does and will have a detrimental impact on the
character and appearance of conservation areas.

23.2.6 As a result of wider survey of the district
beyond that of the settlement sample, it would appear
that there are some settlements with no conservation
area designation that may be, in part, of sufficient
special character to warrant conservation area status.
The settlement surveyed by way of comparison with
the sample survey was Shabbington (Figure 65). It was
considered that there may be the opportunity for
designation. This requires further field survey work
and comparison with those conservation areas that have
been reviewed recently (within the last five years) and
preferably within the same landscape type region.

23.3 Strategy for Aylesbury Vale in relation to
identifying the implications for local authorities

23.3.1 Despite being well resourced the implications in
terms of resources for AVDC in implementing the
management aspect of the conservation areas within its
district are considerable.

23.3.2 A Conservation Area/Design Panel may be a
good way of keeping in touch with local amenity
groups. Concerns regarding any aspect of the
management of the conservation area within the district
could be voiced, minuted and actioned through this
medium. The groups could be themed so that when
highways issues were discussed a representative from
Bucks CC could attend, tree issues could be discussed
with the council’s tree officer. There is of course a
significant resource issue, but this may pay for itself in
terms of maintaining a positive and proactive
relationship with local groups.

23.3.3 AVDC should have regard to the potential for
new conservation areas to be designated within the
settlements of the district. This will be particularly
relevant once the present appraisal process for all
conservation areas has been undertaken as this will
establish a baseline from which to establish the
assessment of non-conservation area settlements.

However, responses to a specific threat, for example
proposal for demolition of important traditional
buildings sharing common characteristics with those
found in conservation areas should prompt a potential
rapid survey of the area which should then be
compared with adjacent conservation areas.

23.4 Delivery of the strategy for Aylesbury
Vale in relation to identifying the implications
for local authorities

23.4.1 Short term

23.4.1.1 Adopt the District Wide Strategy as
background to the proposed Supplementary Planning
Document on conservation area management.

23.4.2 Medium term

23.4.2.1 Outline a framework for and pilot the
development of a conservation area/design panel. Start
with gaining expressions of interest in chairing and
becoming a member of such a panel. Seek advice from
regional design panels run through local architecture
centres or from CABE (Commission for Architecture
and the Built Environment) enablers.

23.4.3 Long term

23.4.3.1 Develop and support the formation of a
conservation area / design panel to undertake the
monitoring and review of the District Wide Strategy for
conservation area management.

May 200968

65. Shabbington – not presently designated as a conservation area
despite some attractive traditional buildings and townscape.



AYLESBURY VALE DISTRICT COUNCIL

Conservation Area Management Plan – District Wide Strategy

24.1 Aims

n Owners and occupiers must be consulted before a
management document is produced. This is usually
best achieved by a public presentation and short
workshop or a drop-in day

n It is very important to clearly explain complex
planning legislation (for example Article 4
Directions) to all owners/occupiers within the
conservation area

n The management plan should seek to continue a
dialogue between owners and the local authority. It
should establish a potential methodology for this.
One way would be to regularly update the Parish
Council on conservation issues

24.2 Issues in Aylesbury Vale in relation to
identifying the implications for owners and
residents

24.2.1 The district faces the same national issues of
owners and residents often undertaking works which
are well intended or achieve other aims whilst ignoring
the wider implications for the conservation area they
live in. Two examples of this are the replacement of
traditional windows with double glazed uPVC
replacements to respond to the desire to improve the
energy efficiency of their homes and the second is using
a cement based render or pointing mix on a traditional
wall to minimise the requirement for maintenance.

24.2.2 Despite a good level of information being
available to owners and occupiers there still remains a
challenge to educate owners as to the importance of
their home in relation to the character of the
conservation area. There is a degree of self policing
required in these circumstances to ensure a
conservation area maintains a high level of quality.

24.2.3 There appears to be a good level of local interest
in the management of conservation areas through the
Parish Councils.

24.3 Strategy for Aylesbury Vale in relation to
identifying the implications for owners and
residents

24.3.1 AVDC should continue to nurture the good
relationships they have with their Parish Councils, keep
them informed and use them as sounding boards for
management plan proposals. AVDC should consider
producing a quarterly newsletter or poster (to be
pinned to the Parish notice board) to keep Parishes
informed of developments, provide technical advice,
explain planning issues – such as Article 4 Directions
and act as an information channel.

24.3.2 Regular attendance at Parish Forum Meetings
could also be a good way of keeping local people
informed.

24.4 Delivery of the strategy for Aylesbury Vale in
relation to identifying the implications for owners and
residents.

24.4.1 Short term

24.4.1.1 Conservation area appraisals should continue
to be presented to Parish Councils in draft for
comment. The management plan should follow after
discussion with the Parish Council as to the issues
raised by the District Wide Strategy.

24.4.2 Medium term

24.4.2.1 Regular attendance at Parish Forum meetings
by conservation staff.

24.4.3 Long term

24.4.3.1 Continue to foster good relations between
parishes, towns and districts in order to pursue many of
the aspirations of the District Wide Strategy.
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25.1 Aims

n Ensure all natural environment protections such as
Sites of Special Scientific Interest (SSSI’s) are
identified on maps within the conservation area
appraisal and/or management plan

n Encourage the continued use and protection of
hedgerows as boundaries and where necessary
promote the re-introduction of hedgerows and
hedgerow husbandry

n Provide an overview of the condition of the trees and
hedges within the conservation area and identify any
at risk 

25.2 Issues in Aylesbury Vale in relation to
the management of the natural environment

25.2.1 In terms of green spaces, the verge is a
frequently mentioned issue within almost all the
conservation areas in the settlement survey. The grass
verges are a very strong characteristic of Bierton
(Figure 66) and Weston Turville (Figure 67), and
Stewkley, Mentmore, Chearsley (with embanked
examples) and Brill (where greens have been divided
by paths and created verge areas of grass). They are
often under threat from the parking of cars and
highways improvements. Verges are very important to
the character and appearance and setting of the many
of the conservation areas of the district.

25.2.2 Of considerable importance to many of the
survey settlements conservation areas is the lining of
roads and lanes with mature and often historic
hedgerows. These natural wildlife corridors are of great

importance to the character and appearance of the
conservation areas in question and they often line one
or both sides of a lane or road providing comfortable
enclosure and a sense of the rural character of many of
these settlements.

25.2.3 The management of trees is a significant issue
which has been discussed in other parts of the strategy.
Trees and tree groups are identified in the conservation
area appraisals and a number are further protected by
Tree Preservation Orders. There are some very fine
examples of indigenous trees in both the rural areas
and urban centres. 

25.3 Strategy for Aylesbury Vale in relation to
the management of the natural environment

25.3.1 Use the conservation area appraisal to define the
importance of the natural environment by identifying
and defining SSSI’s, mapping hedgerows, important
trees and tree groups and grass verges. 

25.3.2 There should be a presumption in favour of
retaining the grass verges of the Aylesbury Vale
conservation areas and a presumption against the use
of modern road kerbs in areas where grass verges
prevail. This should extend to all grass verges within
the setting of fragmented conservation areas (such as
that of Weston Turville) or at the edges of conservation
areas where the continuity along roads and lanes is a
very strong part of the character of these settlements. 

25.3.3 Seek advice from AVDC tree officer as to
recommended indigenous species for a conservation
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area. Request a general overview as to the condition of
trees within a conservation area. This will help target
resources for those trees in the public domain and flag
up potential future issues for those trees in private
ownership.

25.4 Delivery of a strategy for Aylesbury Vale
in relation to the management of the natural
environment

25.4.1 Short term

25.4.1.1 Continue to identify important tree groups,
Tree Preservation Orders and sites of natural
importance (such as SSSI’s) in conservation area

appraisals

25.4.2 Medium term

25.4.2.1 Seek advice from the AVDC tree officers as to
a general overview of the condition of trees within a
given conservation area. Identify any trees at risk from
decay or external threats such as the proximity of walls
or new buildings.

25.4.3 Long term

25.4.3.1 Seek to reach an agreed regime of
maintenance and repair of grass verges with the
Highways Authority.
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26.1 Resources

26.1.1 It is always a challenge to reconcile the
aspirations of the District Wide Strategy with
delivering all that is set out and recommended as best
practice.

26.1.2 Extremely well resourced local authorities
would struggle to undertake the level of work required
to fulfill all the requirements of the strategy. And it is
unlikely that these areas of need will be resourced in
anything like the level that is required.

26.1.3 In these circumstances authorities need to
prioritise scarce resources. In addition, the
management plan and/or district wide strategy is the
tool with which to highlight the potential opportunities.
The marker can then be picked up if the opportunities
arise – particularly through the development control
process.

26.2 Partnership working

26.2.1 The increasing emphasis on community
involvement through the Statement of Community
Involvement produced by AVDC could be an
opportunity to work with local groups, societies and
schools to achieve some of the auditing aspects of the
conservation areas. There is often a core group of very
active and willing volunteers to undertake such tasks

and in this way provides ownership to the community.

26.2.2 Links should be made between the production
of Village Design Statements and Parish Plans and the
production of conservation area appraisals. There are
some very distinct advantages and economies of scale
to be achieved through this kind of partnership
working.

12.3 Facilitation

12.3.1 There is a potential role for a coordinator of the
District Wide Management Plan. The coordinators role
would be to act as facilitator between conservation
officer, community development officer and town
centre manager. The AVDWS would effectively be the
job description with a view to pulling all the various
strands together, such as setting up courses, talking to
schools, community groups, material suppliers,
undertaking grant applications and gaining
sponsorship. 

12.3.2 Whilst this may appear as a significant resource,
the right applicant could prove an invaluable member
of the team essentially coordinating the
implementation of the management strategy on a
district wide basis, the position would pay for itself in
terms of the amount officer time it would save taking
the role out of the already considerably burdened
Design and Conservation Team.
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Name of Local Authority - Conservation Area 

Review 

Time taken for survey:

Property details

Address:

Building type: (eg. House/barn/house and shop)

Brief description: Architectural style/ distinctive use of materials/ plan form/ date/ contribution to the townscape/ relationship with the road or 

public realm

Main materials 

Walls brick Painted
brick

stone Cob
(earth walling)

Timber
framed

(with brick infill)

Timber
framed

(with plaster infill)

Other:

Roof Natural slate Artificial
slate

Clay tile
(handmade)

Clay tile
(machine

made)

Pantile Modern
concrete tile

Thatch
(incl. type)

Chimneys YES NO No of: Materials: Chimney pots YES NO

Condition Very poor Poor Fair Good

Occupancy Vacant Occupied

Ground floor

Upper floors

Architectural Details

Windows No. of windows to principal façade:

Window materials
(record number)

Timber 
(historic)

Timber 
(modern

traditional)

Timber 
(modern)

Aluminium Cast iron uPVC

Door(s) Timber (historic) Timber 
(modern) 
traditional

Timber 
modern

Aluminium uPVC

Porch YES NO If Y is it appropriate for building?:

Boundary
wall YES NO Materials: brick stone cob

railings
(historic)

Railings
(modern) 
traditional

Railings (modern)

Gate piers YES NO

Suspected unauthorized works?:

Recommendations for Article 4(2) Directions:
YES NO

Windows

Door(s)

Roof

Painting

Porch

Boundary wall

Chimneys

Photographs taken: YES/ NO Surveyed by: Date:
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Guidance on Defining or Amending a Conservation
Area Boundary.

In general, the aim is to include buildings and
streetscapes which are ‘special’ in terms of
architectural or historic interest. This may mean locally
distinctive or significant, not the purely attractive. The
conservation area boundary should be coherent and
include a majority of buildings which make a positive
contribution to the special qualities of the area.
However, it is likely that some neutral or negative
buildings will be included, if they contribute to the
generally positive streetscape or because they may be
improved or redeveloped in the future.

As a general rule land in agricultural use should not be
included within the designation unless it can be
demonstrated to be key to the special architectural or
historic interest of the designated area or completely
enclosed by historic development.

The following points refer to the diagrammatic map
(above) of a conservation area.

A Avoid drawing the boundary along the middle of the
road. Whilst there are cases where only one side of
the road could be considered as having special
interest, a road is perceived holistically as a
streetscape. Thus it is recommended in these cases
that the line be drawn to the back edge of the
footpath or to the front boundary on the opposite
side of the road. This conveys the message that the
street is a major component of the space and its
treatment could contribute to its character and
enhancement. It also signals that front boundaries
can be considered as potentially positive elements,
even if the buildings behind are not.

B Avoid drawing the boundary too closely behind or
through buildings of interest. Unless the curtilage of
a building of interest is exceptionally large, good
practice indicates that the line should be drawn at
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the rear boundary of the building of interest. This
reduces any doubts about what might be included
within a property and helps to secure the setting of a
building regarding extensions or additional
development.

C Include green spaces which are closely associated
with buildings in the conservation area. The example
shown is the graveyard of a church. The graveyard
will have significant local documentary/historical
interest and probably contain some graves of
architectural, calligraphic and materials interest.
There may also be arboricultural and wildlife
biodiversity interests. The gardens of larger houses
may also be included, especially if they contribute to
the character and setting of the conservation area.

D Trees planted as avenues forming the ‘gateway’ to a
settlement.

Where these create an entrance framing the first
views of a settlement, they may make a significant
contribution to its character. Moreover, they may
also be associated with boundary walls, piers,
railings, verges and ditches, all of which may benefit
from protection. A decision must be made however
as to the extent of the area behind the trees, which
should be included, and the likelihood of
development pressure. It should be remembered that
TPO designation and the consideration of the setting
of a conservation area may be sufficient.

E Avoid the ‘Emmental’ (or doughnut) effect.
Unless there is an exceptional case involving a

building or group which is detrimental to the
conservation area as a whole, not just the immediate
vicinity and that the building(s) are unlikely to be
redeveloped or enhanced in the short to medium
term, then ‘holes’ in a conservation area should be
avoided. The presence of these holes reduces the
area’s coherence and management. If the area might
potentially contain many holes, then perhaps the
boundaries should be redrawn to avoid them.

F Consider areas of important development which is
different in character to the remainder of the
conservation area.

The example depicts a disused railway station with
associated structures, a bridge and tollhouse. Other
examples may be a group of estate workers cottages,
or a particularly good example of a modern
movement housing scheme or factory group. The

recognition that character has a dynamic quality,
which is the outcome of the evolution of the
settlement, should mean that these developments
should be considered for inclusion in the
conservation area. These (and other areas) might be
considered as identifiable character sub areas (see
map).

G Include key sites, even if they are occupied by
unsympathetic development.

The diagram shows a petrol filling station with
extensive flat roofed canopy occupying a key corner
site at the focus of main views within the
conservation area. Moreover, the site would have
been developed over a number of centuries. The
view could be taken that the existing development,
whilst it is a negative element in the street scene, is
likely to have a short to medium term life. Inclusion
within the conservation area would ensure that
future redevelopment (or short term enhancement) of
the existing development would be given appropriate
detailed design consideration.

H Does a freestanding historic house and garden
require conservation area designation?

If the house is Listed and perhaps if the garden is
a Registered Historical Park or Garden, this should
be sufficient protection, not only for the Listed
Building, but for other historic buildings. These
would be protected either by the curtilage or the
setting of a Listed Building. In these cases a
conservation area would be unlikely to offer
additional protection. If the building is historic or of
historic merit and the gardens are not registered, but
are of interest and the group is of sufficient size,
then perhaps designation as a conservation area
might be considered.

I & J How much intervening development (I) should
be included in a conservation area to absorb outlying
development of architectural or historic interest (J)?

Unless the intervening development of negative or
neutral character is very limited and the area J has
strong visual and architectural links with the main
conservation area, the area J might perhaps be
considered as a separate conservation area, if there is
sufficient critical mass of buildings and streetscape.
A key criterion should be to avoid the erosion of the
character of a conservation area through the
inclusion of any more than the minimum of negative
or neutral development.
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Appraising the Character of the Site and its Setting.

Site
n Important buildings, structures, boundaries, vegetation on site (including condition).  
n Key contours/changes of level 
n Privacy/overlooking considerations
n Existing and potential access point(s)

Setting
n Height, materials, age/style, uses of adjacent buildings
n Note all views to the site and possible views across site to landmarks 
n Boundary materials, heights and building set backs.

1 Determine the ‘role’ of the development related to its context

n Should it maintain street continuity and enclosure?
n Should it terminate a view?
n Is it a corner site?
n Does it define an edge?
n Is it a landmark, or does it have skyline interest/impact?
n Should the building design defer, maintain diversity, or contrast with the existing streetscape? 
n Should it have mixed or single use?

2 Establish design response to context

n To what extent should existing buildings, structures and trees be retained and re-used?  
n Appropriate range of density/compactness
n Critical heights related to skyline
n Hierarchy of spaces and places, access and movement 
n Building footprint (blocks, pavilions, terraces)
n Orientation and shelter
n Biodiversity and habitat
n Frontages, boundaries and building lines
n Entrances and active frontages
n Elevational articulation/modelling, scale/proportion
n Clear separation of public and private space
n Landscape, surfaces and the design of spaces between buildings
n Materials/colours and detailing
n Street furniture
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