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1 Introduction 

The land at the rear of Market Hill is identified in the 
Aylesbury Vale District Local Plan for regeneration based on 
the retention of the frontage shopping, and the comprehensive 
development of mixed uses including retail, housing, offices, or 
leisure (Policy BU.8). The site is bounded by Overn Crescent to 
the north, Market Hill/West Street to the south, Moreton Road 
to the east, and the woodland adjoining Western Avenue to the 
west. There is a considerable slope across the site from north 
west to south east. The site is shown as Figure 1. 
 
2 Planning history 

Planning policy has favoured an integrated approach to the 
development of this site for town centre uses over a long period 
of time.  In 1990 an application for a 30,000 sq. ft. food store 
plus a number of smaller retail units and 5,500 sq. ft. of offices 
was refused for reasons that included the traffic impact on the 
town centre.  A further application in 1991 for a smaller 
scheme consisting of a food store and small retail units was 
refused on highway grounds. By this time outline planning 
applications had been submitted for a food store on the 
Heartland site, and also for a food store on the land that 
formed part of the Wipac site in the London Road (which was 
allowed on appeal and subsequently built in 1992). 
Development did not therefore proceed on the Market Hill site 
for this use. 

 
 
In 2002 an application proposing 18 retirement flats, 7 
retirement houses, and 4 private flats, was withdrawn. 
 
3 Development plan policy 
The Development Plan comprises the Buckinghamshire 
County Structure Plan (1996-2011) and the Aylesbury Vale 
District Local Plan. These are available to view on both the 
Bucks County Council’s and Aylesbury Vale D.C. websites. 
 
Supplementary Design Guidance (SPG) is a material 
consideration and is also available on the AVDC website by 
following this link: 
www.aylesburyvaledc.gov.uk/avdc/content/index.jsp?contentid
=-1615916613   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                Figure 1 – Land off Market Hill Buckingham 

Land to the rear of Market Hill Buckingham 
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The purpose of these guidelines is to: 
 

• describe the site and highlight its specific constraints 

• illustrate the Council’s aspirations for the site 

• provide guidance on achieving a high quality,  
mixed use, and sustainable form of development 

• promote high quality design of the public realm 

• set out principles for the production of a scheme for 
submission 

 
4 Site Appraisal 

Land uses within the site boundary are mixed, however the 
primary uses are retail along the West Street and Market Hill 
frontages with residential behind. Interspersed with the retail 
uses along the Market Hill frontage are two public houses, The 
Whale and The Kings Head, the National Trusts Chantry 
Chapel, and a small amount of commercial office space 
including the Citizens Advice Bureau. Residential flats can also 
be found over ground floor retail on the main frontages. In 
addition, there have been recent changes of use to residential 
for several properties along the courtyards leading off Market 
Hill, which were formally workshops. Adjoining the Kings 
Head, on the corner of Market Hill and Moreton Road, is a 
public convenience and, beside this, the Salvation Army Hall. 

Away from the main frontages much of the vacant land, and 
some of the buildings, have fallen into a derelict condition,  
probably due to uncertainty surrounding the development 
issue. Much of this vacant land is used for informal car 
parking. Housing at the rear of the site generally takes the 
form of detached 3/4 bedroom dwellings. 
 
5 Constraints 

There are five major constraints that will have a significant 
influence over how this site is developed. These are: 
 

• the land form and slope of the site 

• the Buckingham conservation area  

• the statutory listed buildings both within and adjoining 
the site 

• the archaeological significance of the site, and 

• the access to the site 

 

Advice on the effect these constraints will have in relation to 
the proposed development is contained later within these 
guidelines. 
 





3 
April 2007 

6 Development Principles 

The regeneration of this important town centre site should 
result in a high quality mixed use development that adds 
vitality to the locality and enhances both the conservation area 
and the built environment of Buckingham.  
 
The Council supports the residential development of part of this 
site as the first phase of the comprehensive plan, together with 
the link to Market Hill being developed primarily for commercial 
uses. The Council recognises that further commercial 
development within this site will follow in future phasing 
 
Local distinctiveness is a key element relating new development 
to its context. The Council advocates an approach to design that 
emphasises local distinctiveness that respects the character and 
environmental qualities of the local setting and surroundings. 
Key references should include spatial layout, materials, and scale 
of development. Reference should also be made to the 
Buckingham Conservation Area Document (2005) and the 
Buckingham Design Guidelines adopted as SPG. 
 
The design response should be the creation of distinctive 
buildings that relate well to the historic surroundings. The 
Council encourages a contemporary approach to the 
interpretation of local distinctiveness as supported by the 
Commission for Architecture and the Built Environment (CABE) 
and English Heritage. The use of high quality materials is 
expected throughout the development of this site. 
 
Proposals shall be developed to secure the restoration and reuse 
of the listed summerhouse at the rear of the site, and the  

repair/rebuilding of the listed wall adjoining the Old Latin House. 
The opportunity for redeveloping the post WW2 buildings 
located at Nos. 8 – 13 Market Hill, with access through to the 
land behind, is also encouraged. This should repeat the 
continuous built frontage onto Market Hill. 
 
There should be a mix of residential and commercial uses both 
vertically and horizontally, and buildings (adjoining Market 
Hill/West Street) must be adaptable for both uses; a mix of 
retail unit sizes should be accommodated to help maintain 
Buckingham’s differentiation from nearby retail centres. 
 
The slope of the site is a significant factor; there is an 
approximate drop in levels of between 10 and 15 metres from 
north west to south east. Finished floor levels of new buildings 
should ‘step down’ with the contours of the site in a similar 
manner to the local examples shown below.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Well Street – buildings step down the slope  
and have varying ridge heights 
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Nelson Street – the ridge line of each 
building steps down the slope.  

Layout 

The articulation of buildings, and plot widths, immediately to 
the rear of Market Hill/West Street should reflect the 
narrowness of the historic burgage plots on the development 
site. Buildings towards the top of the site, adjoining Overn 
Crescent and Moreton Road, should be arranged so that they 
front onto the newly formed public areas, and the 
woodland/open space adjoining Western Avenue, to provide 
natural surveillance. 
 
The layout should provide for connection into the surrounding 
pedestrian, cycle, and highway network. A formal pedestrian 
link should be established running north to south through the 
development between Overn Crescent and Market Hill/West  
Street, and an east/west link should be established between the  
woodland park adjoining Western Avenue and the Moreton Road. 

The possibility of additional pedestrian links between the 
development and Market Hill e.g. running through Fleece Yard 
should also be explored.  
 
Primary access to all buildings shall be from the public realm.  
 
New Buildings 

New buildings should reflect the vernacular style and detailing 
of those within the Buckingham conservation area, in terms of 
height, span depth, and plot widths, and should be 2, 2½, or 3 
storey. A visually interesting roofscape should be created, 
including dormers and chimneys, echoing that elsewhere 
within the conservation area. A contemporary interpretation of 
local characteristics is preferred. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Roofscape – variety of ridge heights, angles of pitch, 
 materials, and detailing, High Street 
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Detailing and Materials 

The following photographs illustrate aspects of distinctiveness 
relevant to Buckingham that should be reflected in new 
developments: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Brickwork laid in Flemish bond, slate roof 
 – note colour and texture of bricks, lintels, window sizes and 

reveals, depth of eaves, and style of bay window. (School Lane) 

 
 
 
 
 
 
 
 
 
 
 
 

Rendered finish with incised masonry patterns 
– note also carriage entry and style of windows. 

(Church Street) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Coursed limestone rubble – note also clay tile roof, 
 chimneys, brick eaves and timber lintels. (Hunter Street) 
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Dormer windows, chimneys, carriage entry 
 – note also colour, texture, and bonding of brickwork, 
 gauged brick lintels, and band course. (Castle Street) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Bay  window, door, and canopy. (Church Street) 

Means of Enclosure/Boundary Treatment 

Means of enclosure within and adjoining the Market Hill site 
consists mainly of stone walls. The listed wall adjoining the 
Old Latin House is brick built, however this needs considerable 
repair. The walls bounding West Street are predominantly of 
stone construction as illustrated below; stone walls are to be 
found elsewhere throughout the conservation area. It is 
expected that all new means of enclosure within this site will 
be of stone and/or brick to reflect these vernacular styles. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Coursed limestone rubble wall fronting West Street 
 – note tile creasing and coping. 



7 
April 2007 

7 Open Space/Leisure Facilities 

Facilities and/or payments for future leisure needs within 
Buckingham will need to be provided in accordance with 
adopted SPG ‘Sport and Leisure Facilities’. Due to the limited 
nature of the land these can be provided off site or 
immediately adjoining. An opportunity exists to enhance and 
bring into use the woodland/open space area to the west of the 
site, pictured below. At present there is no natural surveillance 
of this area however, this can be introduced by ensuring that 
new development fronts onto this land. Advice on the 
upgrading of this area should be sought from the Council’s 
Green Spaces Team.  
 
Future leisure needs/play areas etc. for the town will  
be determined in conjunction with the Buckingham  
Town Council. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Woodland area off Western Avenue 

8 Landscape Design 

The appearance and treatment of spaces between and around 
buildings is of equal importance to the design of the buildings 
themselves. New development should have a spatial and 
planting structure that reflects and compliments the 
surroundings of the site. Landscape considerations should 
form an integral part of the design and layout.  
 
There should be a clear distinction between public and private 
space, particularly in locations that adjoin the public realm, as 
shown below. Secure access is required to all private internal 
and external areas. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Separation of private/public space 
 – High Street 
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9 Transportation/Access 

A transport assessment was carried out April 2005 as a joint 
study involving the allocated residential site off the Moreton 
Road. This will need to be updated and advice should be sought 
in relation to methodology from the Bucks County Council 
Highways Division. 
 
Vehicular access to the site shall be from the Moreton Road 
only; this will ensure that the Market Hill environs remain a 
pedestrian priority area with restricted vehicular movements. 
This present access to the Moreton Road is very restrictive in 
terms of width and visibility, and upgrading will be required to 
BCC standards. 
 
Pedestrian accesses should be provided through the site from 
Moreton Road, Overn Crescent, Western Avenue, Market Hill, 
and possibly Fleece Yard, and should be linked.  
 
10 Parking 

Parking and servicing should be in accordance with adopted 
SPG ‘Parking Guidelines’. Attention is also drawn to the 
English Partnerships publication ‘Parking – What Works 
Where’ in relation to scheme designs. 
 
11 Affordable Housing 

In November 2006 the Government published PPS3 Housing, 
which becomes a material consideration in determining planning 
applications from 1st April 2007; this PPS supersedes any non 
compliant policies in Local Plans and emerging Local 
Development Frameworks. From the 1st April 2007 the national 

indicative minimum site threshold will be 15 dwellings. Further 
advice can be sought through discussions with the Council’s 
Planning Division and Housing Resources Section. 
 
12 Secured by Design 

Security and natural surveillance for both public and private 
areas shall be designed into any scheme for new development 
on this site. Proposals should accord with the Council’s SPG 
‘Secured Through Design’ and the police ‘Secured by Design’ 
standards. Early consultation with the Thames Valley Police 
Crime Prevention Design Advisor (CPDA) is recommended. 
 
13 Archaeology 

A field evaluation will be required prior to the determination 
of any planning application. This must be undertaken in 
accordance with a brief to be issued by the County 
Archaeological Service. 
 
14 Drainage 

A sustainable drainage system (SuDS) should be developed for 
this scheme, to incorporate appropriate elements of permeable 
surfacing, retention features, and pollution control. Emphasis 
should be placed on infiltration wherever possible. Design of 
the site specific system should be in accordance with ‘CIRIA 
522 Sustainable Urban Drainage Systems – Design Manual for 
England and Wales’ and will need to be considered at concept 
layout stage.  
 
A flood risk assessment will need to be carried out in accordance 
with criteria established by the Environment Agency. 
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15 Sustainable Construction 

Sustainable construction methods and energy efficiency shall 
be embraced within the detailed design to encourage a high 
standard of build and construction, taking account of the 
Governments recently published ‘Code for Sustainable 
Homes’, the ‘Sustainable Construction Advisory Guide’ 
published by the Council, and meeting recognised 
environmental standards such as ‘Secure By Design’ 
accreditation and ‘Lifetime Homes’ design standards. These 
will include water conservation management, recycled 
materials in construction, and renewable alternative 
technologies; plot layouts will include space to store recyclable 
materials prior to disposal. In this context the developer will be 
expected to achieve the BREEAM ‘EcoHomes/Offices’ 
minimum standard of ‘very good’, or equivalent, for all units 
within the development. 
 
16 Refuse and Recycling 

The provision of an effective and efficient refuse/recycling 
service is a key Council operation, and it is essential that the 
needs of this service be considered at the earliest design stage 
for new development. All developments shall be designed so 
that waste and recycling issues are taken full account of as 
part of the pre-planning application process.  
 
For further advice please refer to the Council’s Refuse and 
Recycling Requirements Advice Note for Developers published 
in November 2006 and available on the AVDC website by 
following this link: 
www.aylesburyvaledc.gov.uk/avdc/content/index.jsp?contentid
=-528281376   and scroll down to the bottom of the page.  

17 Education 

Buckinghamshire County Council may seek a financial 
contribution to education provision where residential 
development comprises 20 units and above. The developer 
should liaise with the Buckinghamshire County Council to 
determine the level of contribution that may be required. 
 
18 Public Art 

It is recognised the role that public art can play in creating 
identity and a sense of place that is both legible and 
distinctive. Public art can also reinforce residents’ respect for 
their environment and enhance civic pride. 
 
Public art and design features should be integrated into the 
scheme early in the design process, thus making it an integral 
part of the new development. 
 
19 Community Involvement and Consultation  

on Development Proposals 

One of the Council’s key aims is to achieve safe, active, healthy 
communities and provide accessible services. The recently 
adopted Statement of Community Involvement (SCI) sets out 
how and when people can become involved in the planning 
process, and covers both plan making and planning 
applications. 
 
The adopted SCI can be accessed via the Council’s website  
and gives advice on what form pre application community 
involvement should take on development proposals of  
this nature. 
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Contacts 

 
Aylesbury Vale District Council 
 

Planning 

Development Control 

Tony Barker   Tel: 01296 585412 

Implementation 

Roger Newall     Tel: 01296 585403 

 

Design Services 

Landscape/Urban Design 

Paul Acton   Tel: 01296 585366 

Drainage 

Beryl Kemplen   Tel: 01296 585336 

Historic Buildings 

Anne Davies   Tel: 01296 585383 

 

Housing 

Housing Resources Manager 

Anna Gordon   Tel: 01296 585161 

Leisure Services  

Green Spaces Team Manager 

Lesley Davies   Tel: 01296 585721  
 

Refuse and Recycling 
Use contact numbers in advice note mentioned above 
 

 
Buckinghamshire County Council 
 

Highways 

Simon Willison   Tel: 01296 382430 

 

Education 

School Organisation Group   Tel: 01296 383527 
 

Archaeology 
 

David Radford   Tel: 01296 383798 
 
Thames Valley Police 
 

Crime Prevention Design Advisor  
Michael Clare   Tel: 01628 601554 
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Statement of Consultation 
 
The Council has consulted with the locally elected Members  
representing Buckingham, and the Buckingham Town Council 
during the preparation of these guidelines. However, whilst 
the guidelines outline the Council’s vision for this site the 
advice contained within is informal. Any planning application 
received will be determined against the background of current 
policy and in light of any technical advice received. 

 
 
 
Further advice should be sought  
from the following publications: 
 
By Design DETR and CABE  2000  
 
Urban Design Compendium English Partnerships 2000 
 
Building in Context – CABE/English Heritage 2002 
New Development in Historic Areas 
 
Retail Development in  English Historic  
Historic Areas -  Towns Forum and  
 English Heritage 2005 
 
Car Parking –  
What, Works, Where English Partnerships 2006  
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