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Application reference: 16/00151/AOP 

Site: Land Off Walnut Drive And Foscote Road, Maids Moreton, 
Buckinghamshire MK18 1QQ 

Proposal: Outline application with all matters reserved except access for up to 170 
dwellings, public open space and associated infrastructure. 

Action required prior 
to determination: 

No (see below) 

 

Summary 

The proposed highway works including the mini roundabout and associated signage would result in 
low level impact to the setting of the heritage assets. The harm identified is at the lower end of the 
less than substantial spectrum and should be balanced against the public benefits of the scheme in 
line with local and national policy.  
 

Heritage Assets 

 
The site lies in close proximity to the designated Maids Moreton Conservation Area and a number 
of Grade II Listed Buildings and Buildings of Local Note including: 
  

 Upper Farm 

 Scotts Farm House  

 Corner Cottage 

 The Wheatsheaf Ph 

 Pightle Cottage 

 Chestnut Cottage 

 Woodbine Cottage 

 Holly Cottage  
 

Relevant planning history 

 
15/03588/PREAPP - Proposed 155 dwellings (Advice Offered). 



 

 

Discussion 

The heritage assessment is the impact on the setting of the listed buildings, the conservation area 
and non-designated heritage assets.  
 
Significance  
 
The site lies c.100m north-east of the Maids Moreton Conservation Area boundary. This edge of 
settlement location is currently characterised by green open space, a number of large specimen 
trees and represents the transition form the settlement envelope to the rural Foxcote Valley 
landscape character area to the north. 
 
The Conservation Area is focussed on the primary thoroughfares of Duck Lake, Main Street and 
Church Street and around the landmark St. Edmund’s Church. Modern development has largely 
enclosed the historic core of the village and this has had a significant impact on the setting of the 
conservation area and those heritage assets therein. The conservation area appraisal map extract 
below highlights the C20th development buffer which encircles the north of the village and 
contains the estates along Manor Park, Hall Close, Church Close and Glebe Close. 

 
 
The village still contains a number of significant historic buildings, in particular an important 
grouping of timber framed buildings dating from the C17th. The 1900 OS Map also highlights the 
presence of Morton House and surrounding planting which immediately adjoins the development 
site to the north. Morton House is not without architectural merit with its distinctive hipped roof, 
stone lintels, bay windows and corner turret.  

 
 
The development will have impact on the setting of Moreton House and its access track, however 



 

 

this structure has not been defined as designated or non-designated heritage asset and therefore 
affords limited weight and consideration through the planning process. 
 
Impact  
 
The proposed outline application is for the development of up to 170 dwellings, public open space 
and associated infrastructure. At this stage, all other matters are reserved accept for access.  
 
Layout and Masterplan  
 
The submission is accompanied by an indicative masterplan which would indicate a placemaking 
vision which takes into account of the existing site features including the specimen trees. It offers 
buffering to the sensitive landscape context to the north and to a lesser extent the existing 
residential development to the south.  
 
The sites location beyond the existing belt of modern development to the north of the 
conservation area offers separation distance and physical buffering to the heritage assets. With 
additional landscape design, the proposed housing and core of the development is unlikely to 
affect the setting of the listed buildings and will only be glimpsed from views into and out of the 
Conservation Area.  
 
The development is primarily serviced via a principal spine road which runs east-west across the 
site. The spine road has a fairly informal series of curves servicing a number of subsidiary clusters 
and cul-de-sacs. In terms of character and typology, the development is not dissimilar to the C20th 
estates immediately to the south and has a fairly loose knit grain of detached and semi-detached 
dwellings.  
 
The D&A also include a proposed view corridor towards St Edmonds Church which is the prominent 
visual receptor and local landmark. How effective this view corridor will be is less clear and should 
be better articulated through any reserved matters stage.  
 
The primary areas of open space and the LEAP appear quite peripheral and often these are more 
effective when integrated within the heart of the development. The green corridors through the 
development should be enshrined and made accessible.  
 
Movement and Connectivity  
 
The proposals include highway improvement works most notably to the T-junction at the end of 
Walnut Drive which lies within the conservation area and sits adjacent to a number of listed 
buildings and identified buildings of ‘Local Note’. The proposed mini-roundabout would be a rather 
utilitarian feature within this historic environment context and would impact upon identified views 
within the adopted conservation area appraisal (see extract map overleaf). 
 



 

 

  
 

The buildings affected would include Scotts Farm House (Grade II), Corner Cottage (Grade II) and 
The Wheatsheaf PH (Grade II) along with Old Walls (Local Note/NDHA) and The Cottage (Local 
Note/NDHA). 
 
These highway works will have a minor negative effect on the significance of the heritage assets 
although this is at the lowest end of the less than substantial harm spectrum in terms of the NPPF.  
The treatment of this roundabout and any accompanying signage should pay special regard to the 
conservation area context using the sympathetic heritage palette of materials and associated signs. 
 
The impact of increased vehicular movement and heavy vehicular movement has also been raised 
through the application process. Given the narrow and enclosed nature of the historic street 
pattern, there is an increased likelihood of movement, vibration and damp penetration to historic 
fabric. However there is limited evidence accompanying the submission and it would be 
unreasonable to apportion any accurate level of harm given the road is already in heavy use as a 
principal thoroughfare.   
 
The proposed highway calming works adjacent to the Grade I Listed St Edmunds could potentially 
include an extension to the green verges and footway which are a feature of the streetscene and 
the integration of the current grassed island. Subject to design detail, this work will not harm the 
setting of the listed building or the wider conservation area. Further precise detailing of these 
calming measures will be required at reserved matters stage.     
 
Future Placemaking  
 
In light of the above low level harm identified and the close relationship to the heritage assets 
within the village; any future reserved matters application should include high quality house types, 
detailing and ensure landscape design is at the forefront of the sites placemaking vision.  

 



 

 

Heritage Policy Assessment 
 

NPPF 
 
The proposal due to the reasons identified above would cause less than substantial harm to the 
significance of the designated heritage asset and therefore Paragraph 196 applies.  
 
‘Where a development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits of the proposal 
including, where appropriate, securing its optimum viable use’. 
 
In considering the heritage impact, consideration should also be given to  
 
Paragraph 131 which identifies the importance of design ‘In determining applications, great weight 
should be given to outstanding or innovative designs which promote high levels of sustainability, or 
help raise the standard of design more generally in an area, so long as they fit in with the overall 
form and layout of their surroundings’. 
 
Paragraph 190 which considers the impact on setting and minimising conflict ‘Local planning 
authorities should identify and assess the particular significance of any heritage asset that may be 
affected by a proposal (including by development affecting the setting of a heritage asset) taking 
account of the available evidence and any necessary expertise. They should take this into account 
when considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict 
between the heritage asset’s conservation and any aspect of the proposal’. 
 
Paragraph 194 which requires clear and convincing justification ‘Any harm to, or loss of, the 
significance of a designated heritage asset (from its alteration or destruction, or from development 
within its setting), should require clear and convincing justification’. 
 
Local Plan 
 
BE1 Heritage Assets   
  
The policy states that the Council will;  
   
‘Require development proposals that cause less than substantial harm to a designated heritage 
asset to weigh the level of harm against the public benefits that may be gained by the proposal, 
including securing its optimum viable use’.  
 

Conclusion 

 
The application would result in low level ‘less than substantial harm’ to the heritage assets and 
should therefore be weighed against the public benefits of the scheme.  
 

 
 
 
 


