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1. Introduction 

 

1.1 The Buckinghamshire authorities (Aylesbury Vale, Chiltern, South Bucks and Wycombe 

District Councils) jointly commissioned Arups Consultants to undertake Part 1 of the Green 

Belt Assessment. This was published in March 2016. This report comprises Part 2 of the 

Green Belt Assessment for Aylesbury Vale which takes forward the areas within the district 

recommended for further consideration in the Part 1 report. 

 

1.2 Broadly the two phases of the Green Belt Assessment are: 

 

 Part 1, the Arup Report, which assessed strategic land parcels, ‘General Areas’, 

against the purposes of the Green Belt as defined in National Planning Policy 

Framework (NPPF). This assessment identified the relative performance of the 

General Areas against the NPPF defined purposes of the Green Belt and 

recommended areas for further consideration in Part 2;  

 Part 2, which is the basis of this report, is being carried out by the individual Local 

Authorities in Buckinghamshire. It gives further consideration to the ‘general area’ 

and ‘sub parcel’ areas that were identified in Part 1. 

 

1.3 Both of these documents, Part 1 report and Part 2 report, together form a full assessment 

of the Green Belt within Aylesbury Vale. They will be used to inform the emerging Vale of 

Aylesbury Local Plan. 

 

1.4 A joint methodology has been produced by Aylesbury Vale, Chiltern, South Bucks and 

Wycombe District Councils for Part 2 to ensure consistency when the reports for this stage 

are being completed by the different authorities.    

 

1.5 The joint methodology sets out the process Part 2 will follow. It details that further 

consideration will be given to the areas identified in part 1, assessing the suitability of the 

areas for development, whether the boundaries meet the NPPF requirements, whether 

exceptional circumstances justify the release of the land from the Green Belt, whether there 

are reasons for including new land within the Green Belt and what the cumulative impacts 

of the proposed changes to the Green Belt would be.  

 

1.6 The three sub areas within the Green Belt will be considered first for potential release, 

followed by the six areas not currently designated within the Green Belt for potential 

inclusion.  
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2. Assessment of Green Belt areas  

Site Reference:   Site Area (ha):  Address: 

RSA-1 (part of parcel 
2a) 

73 Land East of Dagnall  

Stage 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 
The majority of this sub parcel is outside the district of Aylesbury Vale and is land within 
Central Bedfordshire Council. Part 1 of the Green Belt Assessment identified boundaries of 
parcels using permanent man-made and natural boundaries which resulted in the parcel 
stretching out past the district boundary to the B4540 and Dunstable Road. This part of the 
assessment now looks in more detail at the parcels and the conclusions from this will be 
used to inform whether amendments should be made to the Green Belt in the emerging 
Local Plan. As the Local Plan is only able to influence the Green Belt within the District, this 
assessment will only look at the part of the sub parcel within Aylesbury Vale. 
 

Part 1 Parcel 
Area: 

2a Total 
Score 

Commentary (extract from Part 1 Report) 
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(1) To check the unrestricted sprawl 
of large built-up areas  
 
a) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

b) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

Fail The land parcel is not at the edge of a distinct 
large built-up area. 

2)  To prevent neighbouring towns 
from merging 

1 Although the land parcel does not contribute to 
any gaps involving non-Green Belt settlements, 
it forms the entirety of the gaps between the 
Green Belt settlements of Dagnall,  Holywell 
and Studham.   
 
In respect of these gaps, the Green Belt 
maintains the overall openness of the gap but 
overall is less important for preventing 
coalescence. This is as a result of the scale of 
the gap and the parcel’s character, in particular 
the sharply rising topography along the 
Dunstable Downs ridgeline, which separates 
Dagnall from Holywell and Studham in the east. 

(3) Assist in safeguarding the 
countryside from encroachment 

3 Less than 5% of the land parcel is covered by 
built form.  
 
There is a clear difference in character between 
the north-west and south-east sections of the 
parcel. The north-west is dominated by 
Whipsnade Zoo and Whipsnade Park Golf 
Course which have a semi-urban character. 
However, the south-east consists 
predominantly of open countryside and rural 
land uses with limited development. Locally, the 
settlements of Holywell and Studham diminish 
the sense of openness slightly, but in terms the 
broader land parcel their effect is limited as a 
result of their small scale and generally rural 
character.  
 
Taken as a whole, the parcel maintains a 
largely rural open character. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Medium As a whole, General Area 2a, located between 
Dunstable and Ivinghoe, attains a medium 
score against the NPPF Green Belt 
purposes. While it makes no contribution to 
preventing sprawl (Purpose 1), as it is not 
adjacent to an identified large built-up area, 
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and makes a weak contribution to preventing 
coalescence between settlements (in relation to 
the Green Belt settlements of Dagnall, 
Holywell and Studham), collectively it maintains 
the openness and character of a largely rural 
area, thus preventing encroachment and 
fulfilling Purpose 3. 
 
However, there is substantial contrast between 
the south-east and north-west of the General 
Area, RSA-1. The openness of RSA-1 is 
substantially diminished by built form around 
Whipsnade Zoo and Whipsnade Park Golf 
Course. These land uses diminish the rural feel 
of the parcel and impinge upon the integrity of 
the wider Green Belt. As such, in isolation, this 
area may meet all purposes weakly. 

Site Location Plan: 
 

  
 
Site forms the south western section of a sub-parcel of General Area 2a located towards the East 
of Dagnall.  
 

Stage 1 A(ii): Review of NPPF purposes  against Part 1 Assessment sub-parcel:   

NPPF Purpose  Review of Score  

(1) To check the unrestricted sprawl of large 
built-up areas  
 
a) Land parcel is at the edge of one or more 

distinct large built-up areas. 
b) Prevents the outward sprawl of a large built-

up area into open land, and serves as a 
barrier at the edge of a large built-up area in 
the absence of another durable boundary. 

 

Site is not located on the edge of a large, built-
up area. 
 
 
Score: a) Fail b) 0 

2)  To prevent neighbouring towns from merging Although the land parcel does not contribute to 
any gaps involving non-Green Belt settlements, 
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it forms a small part of the gap between the 
Green Belt settlements of Dagnall and Holywell.   
 
In respect of this gap as a whole, the Green 
Belt maintains the overall openness of the gap 
but overall is less important for preventing 
coalescence. This is as a result of the scale of 
the gap and the parcel’s character, in particular 
the sharply rising topography along the 
Dunstable Downs ridgeline, which separates 
Dagnall from Holywell. 
Score: 0 

(3) Assist in safeguarding the countryside from 
encroachment 

Land parcel contains 2% built form. 
 
The part of the sub parcel within Aylesbury Vale 
is largely open countryside, there are some 
buildings for the golf course and some farm 
buildings at the edge of Dagnall that are within 
the parcel but apart from these it is open 
countryside with wooded areas. The land is 
very steeply sloping up to the Dunstable Downs 
and has long distance views east. The site is 
within a rural setting. 
Score: 5 

4) To preserved the setting and special 
character of historic towns 
 

Site does not abut an identified historic 
settlement core nor impact historic features. 
Score: 0 

Overall Score The section of the Sub Parcel within Aylesbury 
Vale scores strongly against the NPPF 
purposes. Parcel is not recommended for 
progression into the next stage of assessment. 

Stage 1 B : Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
 

Is the settlement washed over by the Green Belt or would the site being removed from the 
GB be contiguous with land adjoining which isn’t in the Green Belt? 
  

Section 1 Overall Conclusion – Pass / Fail  Fail 
 
 



Aylesbury Vale Green Belt Assessment Part 2    RSA1 8 

 
  

 
Site photos: 

 
View from Dunstable Road facing north-east. 
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Site Reference:   Site Area (ha):  Address: 

RSA-2 (part of parcel 
7a) 

45 Land North of Wendover 

Stage 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 

Part 1 Parcel 
Area: 

7a Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
a) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

b) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

PASS 
 
3+ 

The parcel is at the edge of the Wendover large 
built-up area. 
 
The land parcel is connected to the large built-
up area of Wendover, preventing its outward 
sprawl into open land. 
 
The large-built up area is bordered by features 
lacking in durability or permanence, consisting 
of the Wendover Church of England Junior 
School’s playing fields, the back gardens of 
semi-detached houses, and wooded areas. It is 
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more durable on the east side which is bounded 
by the B4009 road but this provides only a small 
distance of barrier with the large built up area. 
The land parcel is therefore an important barrier 
to sprawl. 

2)  To prevent neighbouring towns 
from merging 

3 The land parcel forms part of the wider gap 
between the non-Green Belt settlements of 
Wendover and Weston Turville and Wendover 
and Tring. The parcel also forms the gap 
between Wendover and the Green Belt 
settlement of Halton.  
 
The land parcel prevents development that 
would significantly physically reduce the actual 
distance between these settlements, in 
particular between Wendover and Halton, but 
the south of the parcel is less important for 
preventing coalescence. 

(3) Assist in safeguarding the 
countryside from encroachment 

3 The land parcel contains between 10% and 
20% built form and possess a largely rural open 
character. 
 
While the southern half of the parcel is open 
fields and arable and pasture farmland, its rural 
feel is interrupted considerably around the 
perimeters at the edges of Wendover. There is 
a sense of enclosure and severance from the 
wider countryside, with built-form abutting the 
parcel to the east, south and west. The northern 
half of the parcel is dominated by the RAF 
Halton site located off Chestnut Avenue, which 
has substantial associated built development, 
including playing fields, buildings, car parks, 
and aeroplane sites. There is also a large 
collection of modern-build residential houses 
around Halton in the north of the land parcel 
which includes land uses for a fitness centre 
and the RAF Association Club. Areas of ribbon 
development, such as around Moor Park, 
reduce the parcel’s openness. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Medium As a whole, General Area 7a prevents the 
outward sprawl of the large built-up area of 
Wendover, along an edge which is weakly 
defined by softer natural features, thus meeting 
Purpose 1. It prevents the coalescence of 
Wendover and the Green Belt settlement of 
Halton (Purpose 2) and prevents encroachment 
into open land which is characterised by rural 
land uses (Purpose 3). 
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However, the southern part of the parcel, RSA-
2, is likely to score weakly if considered 
separately. This area is deemed to be less 
important for preventing merging between 
Wendover and Halton (Purpose 2), or 
encroachment into the countryside (Purpose 3), 
given it is disconnected from the countryside 
further north and effectively enveloped by built 
development to the east, south and west, 
strengthening the visual and functional 
relationship of the area with Wendover. 
 
RSA-2 is effectively within the settlement 
footprint of Wendover, thus may be considered 
as ‘enclosed’ within the large built-up area (as 
opposed to preventing outward sprawl), and 
durable boundary features in the form of the 
disused Grand Union Canal to the west, a 
disused railway line partially to the north and a 
dense planting buffer at the edge of Halton 
Camp to the north and east would ensure a 
logical, strongly defined area for further 
consideration. 

Site Location Plan: 
 

  
 
Site forms the southern section of General Area 7a located towards the North of Wendover.  
 

Stage 1 A(ii): Review of NPPF purposes  against Part 1 Assessment sub-parcel:   

NPPF Purpose  Review of Score  

(1) To check the unrestricted sprawl of large 
built-up areas  
 
a) Land parcel is at the edge of one or more 

distinct large built-up areas. 
b) Prevents the outward sprawl of a large built-

The parcel is at the edge of the Wendover large 
built-up area. 
 
The land parcel is connected to the large built-
up area of Wendover, preventing its outward 
sprawl into open land. However as it is 
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up area into open land, and serves as a 
barrier at the edge of a large built-up area in 
the absence of another durable boundary. 

 

effectively within the settlement footprint of 
Wendover it may be considered to a large 
extent as ‘enclosed’ within the large built-up 
area (as opposed to preventing outward 
sprawl). 
 
The large-built up area is bordered by features 
lacking in durability or permanence, consisting 
of the Wendover Church of England Junior 
School’s playing fields, the back gardens of 
semi-detached houses, and wooded areas. It is 
more durable on the east side which is bounded 
by the B4009 road but this provides only a small 
distance of barrier with the large built up area. 
While the Green Belt designation is therefore an 
important barrier to sprawl the boundary is not 
well defined. However development of the sub 
parcel, because it is largely enclosed , should 
be seen as well related to the urban area rather 
than sprawl.  
 
Score: a) PASS b) 1+ 

2)  To prevent neighbouring towns from merging The sub parcel forms part of the wider gap 
between the non-Green Belt settlement of 
Wendover the Green Belt settlement of Halton.  
 
Whilst development of the sub parcel would 
reduce the actual distance between these 
settlements, it would not cause the settlements 
to merge and is less important for preventing 
coalescence. 
Score: 1 

(3) Assist in safeguarding the countryside from 
encroachment 

Land parcel contains 0% built form . 
 
The sub parcel includes part of the school 
playing fields and mainly open countryside 
formed largely of one large agricultural field. 
The land however is surrounded by 
development on three sides and is fairly well 
contained by the built area of Wendover, 
strengthening the visual and functional 
relationship of the parcel to Wendover. The 
influence of the built form reduces its sense of 
rurality. It is poorly connected to the countryside 
further north.  Score: 2 

4) To preserved the setting and special 
character of historic towns 
 

Site does not abut an identified historic 
settlement core nor impact historic features. 
Score: 0 

Overall Score Parcel scores weakly or moderately against the 
NPPF purposes. Site is partly contained by 
development and is well related to the existing 
built form. Parcel is recommended for 
progression to the next stage of assessment. 

Stage 1 B: Assessment of Site Boundaries  
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Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – The sub parcel is bounded by durable features in the form of the disused Grand Union Canal 
to the west, a disused railway line partially to the north and a dense planting buffer at the edge of 
Halton Camp to the north and east would ensure a logical, strongly defined area. The current 
boundary of the Green Belt cuts through the school playing fields and therefore is not a well 
defined boundary. 
 
The new boundary would be in keeping with the Local Plan strategy for meeting the identified 
requirements for sustainable development for Wendover. There is not envisaged to be any need 
why this Green Belt boundary would need to be altered in the future.  

Is the settlement washed over by the Green Belt or would the site being removed from the 
GB be contiguous with land adjoining which isn’t in the Green Belt? 
  
Sub parcel adjoins areas of non-Green Belt land at Wendover.   

Stage 1 B Overall Conclusion – Pass / Fail  Pass 
 
 

Stage 1 C: HELAA Site Assessment  

 
Part suitable – The southern part of the site, to the south of the dismantled railway and to the east 
of the canal, which is best related to Wendover is suitable for development. The site is well related 
to the settlement of Wendover which is considered a strategic settlement with a wide range of 
facilities and services. Although some parts of the site rise or fall away it is relatively flat with few 
constraints. There is an small area of Flood Zone 2/3 running along the far western boundary which 
is not part of the suitable area described above. The site also has a number of footpaths to be 
retained running through the site, one north to south through the centre, another along the canal 
and a third along the dismantled railway line. There is a pocket of woodland to the north of the 
dismantled railway line which should be also retained.  
 
Consideration must be given to the interface and capacity of the B4009, Tring Road. Consideration 
should be given to improving the vehicle capacity of the various junctions from the B4009 down 
onto the A413. There is a shortage of parking in the town centre, consideration needs to be given 
to this issue. Would need appropriate cycling/walking routes to key destinations (including 
appropriate crossing points on the busier roads according to desire lines) such as: Wendover 
schools site and also links to Halton School, Village centre and Rail Station (contributing to 
increased cycle parking provision at the rail station). Links to existing cycle infrastructure, i.e. 
Existing Amber Way Gemstone route into Aylesbury and the Canal towpath (Wendover Arm) 
including contributions to upgrading the path. There are relatively reasonable connections to the A-
roads (A41 / A413), so a key for this development would be to try and encourage sustainable travel 
for local trips and also attractive routes to the rail station to minimise car use. 
 
Schools in the area are at capacity so additional capacity would be needed.  It is estimated that 
800 homes would generate in the region of 240 pupils. As the existing schools are at the limits of 
their sites, on site primary school provision would need to be made.  This development would also 
potentially provide an opportunity to create an alternative access onto the Wendover schools which 
would relieve existing parking/access issues and respond to residents’ current concerns. Additional 
land on this development could support the school’s expansion. It may also be possible to relocate 
existing primary or secondary school facilities onto the development which could free up capacity 
on the existing school sites to allow them to expand.   
 
A proportion of the site to the north is affected by a surface water flow pathway.  Development 
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should be guided away from the affected areas as part of the design process.   
 
 

Land Availability 

Is the site available for development? If 
so when? 

There has not been confirmation that this site is still 
available for development although part of it has been 
promoted for development in the past. Further work to 
be done to clarify the sites availability.  

Are there any landownership issues? 
E.g. access 

None known.  

Landowner / Agent Contact Details: 9 ha of the site was promoted by Bidwells in 2006 on 
behalf of the family who own it. 

Site Potential Capacity  800 dwellings  

Stage 2 Overall Conclusion – 
(consideration of exceptional 
circumstances) 

Exceptional circumstances are likely to be justified if 
there is a large amount of outstanding housing need 
that cannot be met on land outside of the Green Belt. 
The settlement of Wendover is one of the largest in 
the district but it is very constrained, being surrounded 
almost entirely by the Green Belt and the Chilterns 
AONB. While development within the built up limit of 
Wendover will be prioritised, the current capacity of 
Wendover without releasing land from the Green Belt 
is very low, at only 36 dwellings in the latest HELAA 
(May 2016). This, along with the completions since 
the beginning of the plan period, represents 
approximately a 3% growth of housing stock over the 
20 years. This is much lower than the growth that the 
district as a whole needs to take and lower as a 
percentage than even the smaller villages are 
proposed to take in the Draft Vale of Aylesbury Local 
Plan. 
 
This is in the wider context of the large amount of 
housing need across the Housing Market Area (HMA) 
which includes Wycombe, Chiltern and South Bucks 
District Councils. These other councils within the HMA 
are all very constrained, having large amounts of 
Green Belt and Chilterns AONB in their district. As a 
result they are likely to have a large amount of unmet 
needs that they will be asking Aylesbury Vale to 
accommodate. Wendover, being in the south of the 
district, therefore relates relatively well to where this 
unmet need requirement arises.  
 
In the draft plan version of VALP the overall unmet 
need number is still an estimate whilst relative 
authorities work on their capacity.  
 
As well as the opportunity provided by the site and 
justification for potentially removing it from the Green 
Belt consideration also needs to be given to the 
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amount of harm to the Green Belt that this removal 
would result in. As the purposes of the Green Belt are 
only met moderately or weakly, the site is surrounded 
by development on many sides giving an urbanising 
influence and the current boundary is not easily 
defined and recognisable in places the harm to the 
Green Belt is considered to be fairly low. 
 
This harm is likely to be outweighed by the need for 
housing in this area, however as the housing figure for 
Aylesbury Vale has not been finalised yet it cannot be 
fully assessed at this time. Consideration will need to 
be given to whether there are alternative sites outside 
of the Green Belt to meet this housing figure although 
the latest HELAA is showing this as being unlikely and 
it should therefore be considered for potential release 
for development. Removal of this land from the Green 
Belt could be also defined as safeguarded land (i.e. 
for use beyond the plan period) to meet longer term 
development needs if more appropriate. 

Overall Conclusion – Pass / Fail PASS 
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Site photos: 
 

 
 
View looking west across open field from B4009 (Upper Icknield Way). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
View of open field from canal looking east. 
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View of woodland around dismantled railway line. 
 

 
 
View looking south western across open field from B4009 (Upper Icknield Way). 
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View from footpath in the southern corner of the site 
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Site Reference:   Site Area (ha):  Address: 

RSA-3 (part of parcel 
8b) 

74 Halton Camp 

Stage 1A(i): Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 

Part 1 Parcel 
Area: 

8b Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
a) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

b) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 

PASS 
 
3 

The parcel is at the edge of the Wendover large 
built-up area. 
 
The General Area is connected with the large 
built-up area of Wendover at its western edge. 
Although it displays a low level of containment 
the parcel does serve to prevent outward sprawl 
into open land. 
 
The boundary between the land parcel and the 
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absence of another durable 
boundary. 

Wendover built-up area is weak and irregular on 
the north edge of Wendover, consisting of minor 
roads and trees. It is however, much more 
durable on the eastern edge as the boundary 
consists of thick woodland that is protected by 
the Forestry Commission. 

2)  To prevent neighbouring towns 
from merging 

3 The land parcel forms part of the wider gap 
between the non- Green Belt settlements of 
Tring and the Green Belt settlement of Halton. 
Although the scale of the gap is important to 
restricting the merging of these settlements, the 
land around Halton Camp in the West of the 
parcel is less important for  preventing the 
coalescence of settlements. 

(3) Assist in safeguarding the 
countryside from encroachment 

3 Less than 5% of the land parcel is covered by 
built form. 
 
The parcel is predominantly covered by 
Wendover Woods which is owned by the 
Forestry Commission. As well as the dense 
woodland trees with walking and cycling trails, 
there is also a Go Ape! activity centre and cafe. 
Views into open countryside at limited due to 
the dense trees. The Royal Air Force have a 
training camp located at the north-west of the 
parcel which hosts aeroplane space and 
associated RAF buildings. The parcel is also 
connected to the edge of the built-up town of 
Wendover. The presence of this built form does 
interfere with the overarching unspoilt rural feel 
of the parcel, though it still exhibits a largely 
rural open character overall. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Medium As a whole, General Area 8b, located north-east 
of Wendover, attains a medium score across 
three of the NPPF purposes. It fulfils Purpose 1, 
providing a barrier to the outward sprawl of the 
Wendover large built-up area, particularly to the 
south and east, and forms part of the gap 
between Wendover and Tring (Purpose 2) 
located to the northeast. The majority of the 
parcel is of an open and very rural character, 
and Wendover Woods (which cover the majority 
of the parcel) contributes to a strong sense of 
remoteness. Despite the urban context; the 
Green Belt prevents the encroachment of 
urbanising influences into this area, thus 
meeting Purpose 3. 
 
The identified sub-area in the west, RSA-3, has 
a contrasting character. It contains substantial 
built-form which diminishes the openness of the 
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countryside, and is characterised by urban land 
uses, including various structures associated 
with the Halton Camp RAF Base such as 
barracks, offices and other ancillary structures. 
It is effectively urbanised and strongly linked 
with the urban form of Wendover to the south, 
thus making little contribution to Purpose 3 (as 
encroachment has already occurred).  
 
While the role of RSA-3 in preventing the further 
perceptual coalescence of Wendover and Tring 
from ribbon development along the B4009 
(Upper Icknield Way) is recognised, it is felt that 
a consolidation of the Green Belt in this location 
would better maintain the integrity of the wider 
Green Belt designation around Wendover and 
more appropriately reflect the status of this 
distinct land parcel. 

Site Location Plan: 

  
 
Site forms the north western section of General Area 8b covering part of RAF Halton located 
towards the north east of Wendover.  
 

Stage 1 A(ii): Review of NPPF purposes  against Part 1 Assessment sub-parcel:   

NPPF Purpose  Review of Score  

(1) To check the unrestricted sprawl of large 
built-up areas  
 
c) Land parcel is at the edge of one or more 

distinct large built-up areas. 
d) Prevents the outward sprawl of a large built-

up area into open land, and serves as a 
barrier at the edge of a large built-up area in 
the absence of another durable boundary. 

 

The parcel is at the edge of the Wendover large 
built-up area.  
 
The sub parcel is connected with the large built-
up area of Wendover at its south and western 
edge. The sub parcel itself contains substantial 
built-form which is only separated from 
Wendover by a strip of Woodland. Therefore the 
parcel can be judged to be a continuation of the 
large built up area rather than serving as a 
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barrier at the edge of it.  
 
Score: a) PASS b) 0 

2)  To prevent neighbouring towns from merging The sub parcel forms part of the wider gap 
between the non-Green Belt settlement of Tring 
and the Green Belt settlement of Halton. As 
there is already a large amount of development 
within the sub parcel the role of this area of land 
within the Green Belt is less important for  
preventing the coalescence of settlements. The 
role it has relates to ribbon development along 
the B4009 (Upper Icknield Way) in preventing 
further coalescence however the consolidation 
of the Green Belt in this location would better 
maintain the integrity of the wider Green Belt 
designation in fulfilling this role. 
 
Score: 1 

(3) Assist in safeguarding the countryside from 
encroachment 

Land parcel contains 52% built form . 
 
The sub parcel contains the Royal Air Force 
training camp which hosts aeroplane space and 
associated RAF buildings. The sub parcel is 
connected to the edge of the built-up area of 
Wendover which at this location is a housing 
development on land previously part of the RAF 
site. The sub parcel does not have a rural feel. 
 
Score: 0 

4) To preserved the setting and special 
character of historic towns 
 

Site does not abut an identified historic 
settlement core nor impact historic features. 
Score: 0 

Overall Score Parcel scores weakly against the NPPF 
purposes. Site contains substantial built form. 
Parcel is recommended for progression into the 
next stage of assessment. 

Stage 1 B: Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – The east and northern site boundaries are formed of the boundary between the RAF camp 
and Wendover Woods which is owned by the Forestry Commission. Durable and defensible 
features along this are formed by the dense wooded tree line which coincides with a steep rise in 
land at the start of the Chiltern Hills. The boundary on the west is formed by the B4009.  
 
The new boundary would not impact on the Local Plan strategy for meeting the identified 
requirements for sustainable development for Wendover. There is not envisaged to be any need 
why this Green Belt boundary would need to be altered in the future. 

Is the settlement washed over by the Green Belt or would the site being removed from the 
GB be contiguous with land adjoining which isn’t in the Green Belt? 
  
Site adjoins areas of non-Green Belt land at Wendover .   
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Stage 1 B Overall Conclusion – Pass / Fail  Pass 
 
 

Stage 1 C: HELAA site assessment  

 
n/a as not being considered as a new development opportunity 
 

Land Availability 

Is the site available for 
development? If so when? 

n/a as not being considered as a new development 
opportunity 

Are there any landownership 
issues? E.g. access 

 

Landowner / Agent Contact Details:  

Site Potential Capacity  n/a 

Stage 2 Overall Conclusion – (consideration 
of exceptional circumstances) 

Exceptional circumstances to remove this sub 
parcel from the Green Belt are justified because 
of the substantial amount of built development 
that exists. As a result of the build development  
this area is not meeting the purposes of the 
Green Belt as set out in the NPPF. Removing it 
from the Green Belt would better maintain the 
integrity of the wider Green Belt designation 
around Wendover and more appropriately 
reflect the status of this distinct land parcel. 

Overall Conclusion – Pass / Fail PASS 
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Site photos: 
 

 
Houses within the site at Mansion Hill and the boundary of Wendover Woods. 
 
 



Aylesbury Vale Green Belt Assessment Part 2   25 

3. Non-Green Belt Sites considered for inclusion in 
the Green Belt 

 
3.1 Part 1 of the Green Belt Assessment also considered whether there is any land currently 

outside the Green Belt which meets Green Belt purposes.  There are six non-Green Belt 

sites (partially or entirely) within Aylesbury Vale that were assessed against the NPPF 

purposes of the Green Belt, and this concluded that they all meet Green Belt purposes to a 

certain extent.   

 

3.2 This assessment considers whether there are any exceptional circumstances that justify 

inclusion of additional land in the Green Belt.  If we were to propose new Green Belt, we 

would need to: 

 

 demonstrate why normal planning and development management policies would not 

be adequate; 

 set out whether any major changes in circumstances have made the adoption of this 

exceptional measure necessary; 

 show what the consequences of the proposal would be for sustainable development; 

 demonstrate the necessity for the Green Belt and its consistency with Local Plans for 

adjoining areas; and 

 show how the Green Belt would meet the other objectives of the Framework. 
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Site Reference:   Site Area (ha):  Address: 

105 81 Land north west of Wendover between A413 
and B4009  

Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 

Part 1 Parcel 
Area: 

105 Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
a) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

b) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

Pass 
 
3+ 

The land parcel is connected with the large 
built-up area of Wendover, preventing its 
outward sprawl into open land.  
 
The boundaries of the parcel which connect to 
the large built-area of Wendover are weak and 
irregular, consisting of detached homes with 
large gardens bounded by softer natural 
features. The land parcel is therefore an 
important barrier to sprawl. 
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2)  To prevent neighbouring towns 
from merging 

3 The land parcel forms part of the wider gap 
between the non-Green Belt settlements of 
Wendover and Aylesbury, and Wendover and 
Weston Turville. Although the scale of the gap 
is important to restricting the merging of these 
settlements, the south-east of the parcel is less 
important for preventing coalescence of these 
settlements. 

(3) Assist in safeguarding the 
countryside from encroachment 

3 Less than 5% of the land parcel is covered by 
built form, which consists of houses at the south 
end of Aylesbury Road and some sporadic farm 
houses throughout the parcel. 
 
The land uses are mainly farmer’s fields for 
arable and pasture use, with associated farm 
houses. There is also a sizeable area 
designated for allotments in the east corner of 
the land parcel. The topography is flat and from 
the interior of the parcel there are wide views 
across open countryside. These views are 
restricted along the outside boundary roads by 
the modern build housing.  
 
There is some developments along the B4009 
leaving Wendover, as well as along the 
southern boundary. The A413 does sever 
connection to the wider countryside, but this is 
less of a concern to the B4009. There are a few 
sporadic farm houses throughout, but these and 
the other developments does not negate from 
the largely rural character of the land parcel. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Medium  

Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – it is bounded by a railway line to the south, the A413 to the west, the B4009 to the north and 
the built up limit of Wendover to the east. 
 
 

Would normal planning and development management policies be adequate? 

This site is largely within the Chilterns AONB which affords it a high level of protection from major 
development. It is possible that some small scale development could come forward if assessed as 
appropriate in a situation where there is no five year supply. The area of land within this parcel that 
is outside the AONB is poorly related to Wendover and will be protected largely under policies 
restricting development in the open countryside. 
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Have there been any major changes in circumstances that make this exceptional measure 
necessary? 

No 

What would the consequences be for sustainable development? 

If this land was included within the Green Belt it would not prevent there being sufficient land within 
the district to accommodate the housing and economic needs of the district as well providing for 
unmet needs from other authorities. The growth in the district that is currently proposed would 
represent an overall increase in housing stock by 44%, making it an area of high growth. 
Designating new Green Belt would balance this growth by protecting the countryside and stopping 
urban sprawl. 

Can it be demonstrated that Green Belt is necessary and is this consistent with Local Plans 
for adjoining areas? 

Green Belt is not thought to be necessary here. 

How would the new Green Belt meet the other objectives of the NPPF? 

The NPPF states that the Local Plan must be prepared with the objective of contributing to the 
achievement of sustainable development. As part of this the NPPF attaches great importance to 
Green Belts and the protection of the countryside. Designation of this site as Green Belt would still 
allow enough development to take place to meet the needs of the district and unmet needs from 
others but in this area would prevent urban sprawl and protect the countryside. 

Overall Conclusion –  Not recommended for designation as Green 
Belt 



Aylesbury Vale Green Belt Assessment Part 2   29 

Site Reference:   Site Area (ha):  Address: 

106 96.6 Land south west of Weston Turville between 
A413 and World’s End Lane 

Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 

Part 1 Parcel 
Area: 

106 Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
a) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

b) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

Fail The land parcel is not at the edge of a distinct 
large built-up area. 
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2)  To prevent neighbouring towns 
from merging 

3 The land parcel forms part of the wider gap 
between the non-Green Belt settlements of 
Wendover to the southern tip of the land parcel, 
and Aylesbury to the north east of the land 
parcel. Although the scale of the gap is 
important to restricting the merging of these 
settlements, however the centre of the parcel is 
less important for preventing the coalescence of 
settlements. The land around the circumference 
of the land parcel is more important to 
preventing any coalescence due to the 
extending ribbon development on Marroway 
and Wendover Road. 

(3) Assist in safeguarding the 
countryside from encroachment 

3 Less than 10% of the land parcel is covered by 
built form, which consists of residential houses 
around the perimeter of the parcel. 
 
The land parcel has a largely rural character. 
The interior of the parcel is flat and open, and 
the uses are predominantly for farming, both 
arable and pasture. There are sporadic farm 
buildings throughout the parcel. There are 
views into wider countryside in both the parcel 
and beyond. However, there is residential 
development around the majority of the land 
parcel perimeter. There are also business units 
in the southern point of the parcel which are a 
prominent feature seen from the road. The 
A413 also severs the connection to the wider 
countryside. The urbanising influence around 
the land parcel boundary prevent a wholly 
unspoilt character. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Medium  

Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – The site is bounded by A413 to the west, Worlds End Lane on the east and the road 
Marroway to the north 

Would normal planning and development management policies be adequate? 

Some protection would be given by policies to prevent coalescence.  However if there was not an 
up to date 5 year supply of housing land this area, particularly that close to Weston Turville, would 
have less protection from housing. The normal planning and development management policies 
would not be adequate and the designation of Green Belt would give it much more protection. 
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However there is a suitable HELAA site here and some further small scale development would 
potentially not be too harmful. 

Have there been any major changes in circumstances that make this exceptional measure 
necessary? 

No 

What would the consequences be for sustainable development? 

If this land was included within the Green Belt it would not  prevent there being sufficient land 
within the district to accommodate the housing and economic needs of the district as well providing 
for unmet needs from other authorities. The growth in the district that is currently proposed would 
represent an overall increase in housing stock by 44%, making it an area of high growth. 
Designating new Green Belt would balance this growth by protecting the countryside and stopping 
urban sprawl. 

Can it be demonstrated that Green Belt is necessary and is this consistent with Local Plans 
for adjoining areas? 

Green Belt is not thought to be necessary here. 

How would the new Green Belt meet the other objectives of the NPPF? 

The NPPF states that the Local Plan must be prepared with the objective of contributing to the 
achievement of sustainable development. As part of this the NPPF attaches great importance to 
Green Belts and the protection of the countryside. Designation of this site as Green Belt would still 
allow enough development to take place to meet the needs of the district and unmet needs from 
others but in this area would prevent urban sprawl and protect the countryside. 

Overall Conclusion –  Not recommended for designation as Green 
Belt 
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Site Reference:   Site Area (ha):  Address: 

107 171.3 Land South East of Weston Turville 

Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 

Part 1 Parcel 
Area: 

107 Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
a) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

b) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

Pass 
 
3 

The land parcel is at the edge of the Wendover 
built-up area. 
 
The land parcel is connected with the large 
built-up area of Wendover on its south-west 
corner, preventing Wendover’s outward sprawl 
into open land. It displays a low level of 
containment and rather simple adjoins the 
urban area. 
 
The boundary between the land parcel and the 
Wendover built-up area is durable and 
permanent consisting of the Halton Lane public 
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road. The parcel therefore serves as an 
additional barrier to sprawl. 

2)  To prevent neighbouring towns 
from merging 

5 The land parcel forms part of the essential gap 
between the non-Green Belt settlement of 
Weston Turville which is connected on the north 
side of its boundary and Wendover which is 
connected on the south of the parcel. The 
General Area is important from preventing the 
coalescence of settlements, where 
development would significantly visually and 
physically reduce the actual distance between 
them. 

(3) Assist in safeguarding the 
countryside from encroachment 

4 Less than 2% of the land parcel is covered by 
built form, which consists of a reservoir, some 
ribbon development along Worlds End Lane 
and several sporadic farmhouses throughout 
the parcel. 
 
The land parcel is predominantly farm land 
used for crops and grazing livestock, with 
associated farmhouse development throughout. 
Weston Turville Reservoir is located in the 
south corner of the land parcel. The land parcel 
is very flat which offers short views to the 
countryside within the parcel and out into wider 
countryside. These views are interrupted at 
times by the hedgerows defining the fields. 
There is ribbon development along World’s End 
Road, coming south from the small village of 
West End and there are sporadic farm houses 
located throughout the parcel and associated 
with the land use. Despite the presence of this 
built-form and the reservoir, the land parcel 
retains a strong unspoilt rural character. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Strong  

Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – it is bounded by Worlds End Lane and Aylesbury Road to the south west, Halton Village 
Road to the north east, the built up limit of Wendover and the Grand Union Canal to the south east 
and the built up limit of Weston Turville to the north.  
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Would normal planning and development management policies be adequate? 

Development of this parcel as a whole would be protected by policies preventing coalescence. For 
smaller parts of the parcel if there was not an up to date 5 year supply of housing land this area, 
particularly that close to Weston Turville, would have little protection from housing. The normal 
planning and development management policies would not be adequate and the designation of 
Green Belt would give it much more protection. 

Have there been any major changes in circumstances that make this exceptional measure 
necessary? 

No 

What would the consequences be for sustainable development? 

If this land was included within the Green Belt it would not  prevent there being sufficient land 
within the district to accommodate the housing and economic needs of the district as well providing 
for unmet needs from other authorities. The growth in the district that is currently proposed would 
represent an overall increase in housing stock by 44%, making it an area of high growth. 
Designating new Green Belt would balance this growth by protecting the countryside and stopping 
urban sprawl. 

Can it be demonstrated that Green Belt is necessary and is this consistent with Local Plans 
for adjoining areas? 

Green Belt is not thought to be necessary here. 

How would the new Green Belt meet the other objectives of the NPPF? 

The NPPF states that the Local Plan must be prepared with the objective of contributing to the 
achievement of sustainable development. As part of this the NPPF attaches great importance to 
Green Belts and the protection of the countryside. Designation of this site as Green Belt would still 
allow enough development to take place to meet the needs of the district and unmet needs from 
others but in this area would prevent urban sprawl and protect the countryside. 

Overall Conclusion –  Not recommended for designation as Green 
Belt 
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Site Reference:   Site Area (ha):  Address: 

108 237.8 Land south of Aston Clinton 

Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 

Part 1 Parcel 
Area: 

108 Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
c) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

d) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

Fail The land parcel is not at the edge of a distinct 
large built-up area. 
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2)  To prevent neighbouring towns 
from merging 

3 The land parcel is part of a wider gap between 
the non-Green Belt settlements of Ashton 
Clinton and Wendover where the overall 
openness and scale of the gap is important to 
restricting the merging of these settlements. 
However the north east corner on the south of 
London Road is less important for preventing 
the coalescence of settlements. 

(3) Assist in safeguarding the 
countryside from encroachment 

3 The parcel contains less than 5% built-form, 
which consists of ribbon development along 
Weston Road, the RAF Association club, 
sporadic farm houses, and the De Soutter 
Medical business park in the north corner. 
 
The interior of the parcel has a rural feel, used 
for both arable and pasture farming. The land is 
generally very flat, providing long views into 
wider countryside, and there is good 
connectivity to the wider Green Belt. However, 
the RAF Halton airfield and a business park 
reduce the sense of unspoilt rurality. There are 
also a number of modern semi-detached 
houses along Weston Road. 
 
Overall, despite the presence of some 
developments, the land parcel maintains a 
largely rural open character. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Medium  

Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – it is bounded by the Grand Union Canal on the south east boundary, Halton Village Road to 
the south west, London Road, a watercourse and Aston Clinton Park to the north and Weston 
Road to the north west,  

Would normal planning and development management policies be adequate? 

This parcel of land has some protection as it is in the setting of the AONB, however if there was 
not an up to date 5 year supply of housing land this area, particularly that close to Aston Clinton, 
would have little protection from housing. The normal planning and development management 
policies would not be adequate and the designation of Green Belt would give it much more 
protection. However there are suitable HELAA sites here and some small scale development, 
would potentially not be too harmful if there was not a 5 year supply of land. 
 

Have there been any major changes in circumstances that make this exceptional measure 
necessary? 
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No 
 

What would the consequences be for sustainable development? 

If this land was included within the Green Belt it would not  prevent there being sufficient land 
within the district to accommodate the housing and economic needs of the district as well providing 
for unmet needs from other authorities. The growth in the district that is currently proposed would 
represent an overall increase in housing stock by 44%, making it an area of high growth. 
Designating new Green Belt would balance this growth by protecting the countryside and stopping 
urban sprawl. 

Can it be demonstrated that Green Belt is necessary and is this consistent with Local Plans 
for adjoining areas? 

Green Belt is not thought to be necessary here. 

How would the new Green Belt meet the other objectives of the NPPF? 

The NPPF states that the Local Plan must be prepared with the objective of contributing to the 
achievement of sustainable development. As part of this the NPPF attaches great importance to 
Green Belts and the protection of the countryside. Designation of this site as Green Belt would still 
allow enough development to take place to meet the needs of the district and unmet needs from 
others but in this area would prevent urban sprawl and protect the countryside. 

Overall Conclusion –  Not recommended for designation as Green 
Belt 
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Site Reference:   Site Area (ha):  Address: 

109 155.6 Land west of Leighton Linslade, south of 
Leighton Road 

Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 
Part of this sub parcel is outside the district of Aylesbury Vale and is land within Central 
Bedfordshire Council. Part 1 of the Green Belt Assessment identified boundaries of parcels 
using permanent man-made and natural boundaries which resulted in the parcel stretching 
out past the district boundary to the Wing Road which included land already within the 
Green Belt. This part of the assessment now looks in more detail at the part of the parcel 
which is not currently designated as Green Belt which coincides with the area of the sub 
parcel that is within Aylesbury Vale.  

Part 1 Parcel 
Area: 

2a Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
e) Land parcel is at the edge of one 

or more distinct large built-up 
areas. 

Pass 
 
3+ 

The land parcel is at the edge of the Leighton 
Linslade large built-up area. 
 
The land parcel is connected to the large built-
up area of Leighton Linslade and, if designated 
Green Belt, would prevent its outward sprawl 
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f) Prevents the outward sprawl of a 
large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

into open land.  
 
The large built-up area is predominantly 
bordered by features lacking in durability or 
permanence, consisting of the gardens of 
properties along Malvern Drive, Cotswold Drive, 
and Derwent Road, which itself forms part of 
the boundary to the south.  
 
If designated Green Belt, the land parcel would 
serve as an additional barrier to sprawl. 

2)  To prevent neighbouring towns 
from merging 

1 The land parcel forms a small part of the less 
essential gap between the non-Green Belt 
settlements of Leighton Linslade and Wing and 
Leighton Linslade and Soulbury, which is of 
sufficient scale and character that development 
is unlikely to cause merging between 
settlements. 

(3) Assist in safeguarding the 
countryside from encroachment 

5 Approximately 1% of the land parcel is covered 
by built form. Within the Aylesbury Vale section 
of the land parcel, built form comprises a small 
number of agricultural buildings, primarily 
focussed in the north of the land parcel at 
Valley Farm.  
 
The land parcel has a strong unspoilt rural 
character comprising rolling hills and 
agricultural fields. There is a strong landscape 
buffer along the edge of the A4146, minimising 
its urbanising influence on the land parcel. A 
mature tree line along part of the eastern edge 
of the land parcel contributes to the visual 
separation between the land parcel and 
Leighton Linslade. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Strong  

Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – the land is bounded by the A4146 on the west and Leighton Road to the south. Including 
this land within the Green Belt would provide a more recognisable and logical boundary than that 
what currently is used.   
 
The new boundary would be in keeping with the Local Plan strategy for meeting the identified 
requirements for sustainable development for the district. There is not envisaged to be any need 
why this Green Belt boundary would need to be altered in the future. 

 

Would normal planning and development management policies be adequate? 
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Part of this parcel has had a application recently refused for 300 dwellings and an appeal is 
ongoing. Landscape policies were used for the refusal of the application however the balance 
between this harm and the benefit of housing could be weighed differently if there was a worse 5 
year housing land supply position. This area has no other protection from development. The 
normal planning and development management policies would not be adequate and the 
designation of Green Belt would give it much more protection.  
 

Have there been any major changes in circumstances that make this exceptional measure 
necessary? 

A large part of the Green Belt on the east side of Leighton Buzzard had been proposed for removal 
in the now withdrawn Central Bedfordshire Development Strategy and designated for housing. To 
compensate for this loss and to keep the Green Belt in this area meeting its purposes, there has 
been a history of discussion around designating further land as Green Belt in this area. This is 
detailed more later on. 
 
As well as this there has recently been the construction of the A4146 which would serve as a more 
recognisable and durable boundary that the current Green Belt Boundary. This stronger boundary 
would help strengthen the role of the Green Belt in this locality. 

What would the consequences be for sustainable development? 

If this land was included within the Green Belt it would not  prevent there being sufficient land 
within the district to accommodate the housing and economic needs of the district as well providing 
for unmet needs from other authorities. The growth in the district that is currently proposed would 
represent an overall increase in housing stock by 44%, making it an area of high growth. 
Designating new Green Belt would balance this growth by protecting the countryside and stopping 
urban sprawl. 

Can it be demonstrated that Green Belt is necessary and is this consistent with Local Plans 
for adjoining areas? 

Green Belt is thought to be necessary here for the reasons outlined in the three columns to the left.  
 
The site is on the border of Aylesbury Vale and Central Bedfordshire.  The part of the site within 
Central Bedfordshire is already defined as Green Belt. As part of the work on the Green Belt there 
have been on going discussions with Central Bedfordshire who have expressed support for the 
parcel being designated as Green Belt explaining that it would form a logical extension to the 
Central Bedfordshire Green Belt and could be taken up to the line of the A4146 forming a 
permanent and defensible boundary. 

How would the new Green Belt meet the other objectives of the NPPF? 

The NPPF states that the Local Plan must be prepared with the objective of contributing to the 
achievement of sustainable development. As part of this the NPPF attaches great importance to 
Green Belts and the protection of the countryside. Part of this site has been assessed for 
development in the HELAA (housing and economic land availability assessment) as site SOU006. 
This concluded the site is unsuitable for development. Designation of this site as Green Belt would 
still allow enough development to take place to meet the needs of the district and unmet needs 
from others but in this area would prevent urban sprawl and protect the countryside. 

Overall Conclusion –  Recommended for designation as Green Belt 
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Site Reference:   Site Area (ha):  Address: 

110 99.3 Land west of Leighton Linslade, north of 
Leighton Road 

Part 1 General Area Assessment Scores for meeting NPPF Purposes 
 
General area map: 

 
 
Part of this sub parcel is outside the district of Aylesbury Vale and is land within Central 
Bedfordshire Council. Part 1 of the Green Belt Assessment identified boundaries of parcels 
using permanent man-made and natural boundaries which resulted in the parcel stretching 
out past the district boundary to the Stoke Road which included land already within the 
Green Belt. This part of the assessment now looks in more detail at the part of the parcel 
which is not currently designated as Green Belt which coincides with the area of the sub 
parcel that is within Aylesbury Vale. 
 

Part 1 Parcel 
Area: 

110 Total 
Score 

Commentary (extract from Part 1 Report) 

(1) To check the unrestricted sprawl 
of large built-up areas  
 
g) Land parcel is at the edge of one 

or more distinct large built-up 

PASS 
 
3+ 

The land parcel is at the edge of the Leighton 
Linslade large built-up area. 
 
The section of the land parcel within Aylesbury 
Vale is connected to the large built-up area of 
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areas. 
h) Prevents the outward sprawl of a 

large built-up area into open land, 
and serves as a barrier at the edge 
of a large built-up area in the 
absence of another durable 
boundary. 

Leighton Linslade in its very south-east corner 
and would prevent its outward sprawl into open 
land.  
The boundary between the land parcel and the 
large built-up area of Leighton Linslade 
bordered only by a small section of Leighton 
Road. 
 
If designated Green Belt, the land parcel would 
serve as an additional barrier to sprawl. 

2)  To prevent neighbouring towns 
from merging 

1 The land parcel forms a small part of the less 
essential gap between the non-Green Belt 
settlements of Leighton Linslade and Soulbury, 
which is of sufficient scale and character that 
development is unlikely to cause merging 
between settlements. 

(3) Assist in safeguarding the 
countryside from encroachment 

5 Less than 1% of the land parcel is covered by 
built form. 
 
The land parcel has a strong unspoilt rural 
character comprising rolling hills and 
agricultural fields. There is a strong landscape 
buffer along the edge of the A4146, reducing its 
urbanising influence on the land parcel. 

4) To preserved the setting and 
special character of historic towns 

0 The land parcel does not abut an identified 
historic settlement core and does not meet this 
purpose. 

Overall Score Strong  

Assessment of Site Boundaries  

Does the site boundary provide a strong defensible boundary in line with NPPF 
requirements? 
 
Yes – the land is bounded by the A4146 on the west, Leighton Road to the south and the Stoke 
Road to the north. Including this land within the Green Belt would provide a more recognisable and 
logical boundary than that what currently is used.   
 
The new boundary would be in keeping with the Local Plan strategy for meeting the identified 
requirements for sustainable development for the district. There is not envisaged to be any need 
why this Green Belt boundary would need to be altered in the future. 

Would normal planning and development management policies be adequate? 

Part of this parcel has had a application recently refused for 300 dwellings and an appeal is 
ongoing. Landscape policies were used for the refusal of the application however the balance 
between this harm and the benefit of housing could be weighed differently if there was a worse 5 
year housing land supply position. This area has no other protection from development. The 
normal planning and development management policies would not be adequate and the 
designation of Green Belt would give it much more protection. 

Have there been any major changes in circumstances that make this exceptional measure 
necessary? 
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A large part of the Green Belt on the east side of Leighton Buzzard had been proposed for removal 
in the now withdrawn Central Bedfordshire Development Strategy and designated for housing. To 
compensate for this loss and to keep the Green Belt in this area meeting its purposes, there has 
been a history of discussion around designating further land as Green Belt in this area. This is 
detailed more later on. 
 
As well as this there has recently been the construction of the A4146 which would serve as a more 
recognisable and durable boundary that the current Green Belt Boundary. This stronger boundary 
would help strengthen the role of the Green Belt in this locality. 

What would the consequences be for sustainable development? 

If this land was included within the Green Belt it would not  prevent there being sufficient land 
within the district to accommodate the housing and economic needs of the district as well providing 
for unmet needs from other authorities. The growth in the district that is currently proposed would 
represent an overall increase in housing stock by 44%, making it an area of high growth. 
Designating new Green Belt would balance this growth by protecting the countryside and stopping 
urban sprawl. 

Can it be demonstrated that Green Belt is necessary and is this consistent with Local Plans 
for adjoining areas? 

Green Belt is thought to be necessary here for the reasons outlined in the three columns to the left.  
 
The site is on the border of Aylesbury Vale and Central Bedfordshire.  The part of the site within 
Central Bedfordshire is already defined as Green Belt. As part of the work on the Green Belt there 
have been on going discussions with Central Bedfordshire who have expressed support for the 
parcel being designated as Green Belt explaining that it would form a logical extension to the 
Central Bedfordshire Green Belt and could be taken up to the line of the A4146 forming a 
permanent and defensible boundary. 

How would the new Green Belt meet the other objectives of the NPPF? 

The NPPF states that the Local Plan must be prepared with the objective of contributing to the 
achievement of sustainable development. As part of this the NPPF attaches great importance to 
Green Belts and the protection of the countryside.   Part of this site has been assessed for 
development in the HELAA (housing and economic land availability assessment) as site SOU005. 
This concluded the site is unsuitable for development. Designation of this site as Green Belt would 
still allow enough development to take place to meet the needs of the district and unmet needs 
from others but in this area would prevent urban sprawl and protect the countryside. 

Overall Conclusion –  Recommended for designation as Green Belt 
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4. Further consideration of sites adjacent Leighton 
Linslade (parcel 109 and 110)  

 
4.1 There is further background information relating to the above sites beyond the assessment 

above, which is detailed here for completeness. It relates to the first part of the NPPF 

paragraph 82 which states that: 

 

“The general extent of Green Belts across the country is already established. New 

Green Belts should only be established in exceptional circumstances, for example when 

planning for larger scale development such as new settlements or major urban 

extensions.” 

 

Purpose of the Green Belt around Linslade 

 

4.2 The extent of existing Green Belt is shown in green on the plan below 
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4.3 The Green Belt became statutory with the approval of modifications by the Secretary of 

State of the Bedfordshire Structure Plan in 1980, Policy 8 of which stated: 

 

'It is the policy of the County Council to maintain a Green Belt in the south of the 

County having a width of up to 12 miles measured from the south-western boundary of 

the County (but excluding that part of the County lying to the east of Hexton in 

Hertfordshire) for the purpose of containing the outward growth of Luton, Dunstable 

and Houghton Regis; Leighton-Linslade; and Ampthill and Flitwick and to prevent the 

coalescence of settlements within that area. The precise boundaries of the Green Belt 

will be defined in Local Plans. When the boundaries enclose settlements they will be 

defined by reference to the degree of expansion of the built-up areas acceptable in the 

context of the stated purpose of the Green Belt and the Structure Plan policies for 

housing and employment. 

 

Regional Spatial Strategy 

 

4.4 The relevant RSS covering the site was the East of England Plan. The RSS was originally 

adopted in 2008 but underwent an immediate review to identify needs up to 2031. The 

relevant policy in the Draft revised East of England RSS (2010) covering the issue of 

development at Linslade and compensatory Green Belt identification is set out below (see 

section underlined).  

 

4.5 Although the policy mentions the compensatory Green Belt taking place in Central 

Bedfordshire, the Inspector’s decision into the Land at Valley Farm appeal in 2011 (for 

planning application 10/00500/AOP), detailed more below, has clearly set out that the 

Valley Farm site would be a suitable compensatory Green Belt. 

 

POLICY B3: Luton/Dunstable/Houghton Regis and Leighton Linslade Key Centre for 

Development and Change 

 

The main elements of the strategy are: 

 

 the preparation of a joint core strategy for the defined Growth Area of 

Luton/Dunstable/Houghton Regis and Leighton Buzzard conurbation and for the 

residual hinterland of former Southern Bedfordshire which is now within Central 

Bedfordshire; 
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 the local development documents will make provision to deliver housing, employment 

and infrastructure growth levels to address the needs and role of the urban area as a 

dual regeneration area with acute housing and social needs and also as a growth area; 

 the environmental and economic regeneration of the town centres contributing to the 

urban renaissance of the Luton/ Dunstable/ Houghton Regis and Leighton Linslade 

conurbation; 

 a sequential approach will seek to maximise the urban contribution of brownfield sites 

for development needs subject to safeguards against town cramming and then new 

provision via sustainable urban extensions to the north of Dunstable and Houghton 

Regis, north of Luton - outside of the Chilterns Area of Outstanding Natural Beauty - 

and to the south east employment location adjacent to the airport; 

 priority for strategic investment will reflect implementing the strategic infrastructure 

requirements upon which the proposed growth is dependent, as set out in table 1, 

along with developer contributions to deliver a program of supporting, social and green 

infrastructure to ensure that the conurbation ‘works’ as a functional urban area and 

facilitate local town centres to fulfil locally delivering 31,700 dwellings required by 2031 

in the Growth Area subject to the completion of strategic infrastructure provision as set 

out in table 1 or other solutions delivering sustainable development outcomes; 

 reviewing the Green Belt to provide for sustainable urban extensions with the 

emphasis first around Luton/Dunstable/Houghton Regis. The area around Leighton 

Linslade will provide for a smaller scale of growth. All growth should be phased in 

parallel with required infrastructure(including supporting social and environmental 

infrastructure) with limited development outside these locations to protect the 

countryside. This phasing will safeguard land for development. Safeguarding land in 

this way will ensure that the reviewed Green Belt provides a long term boundary to 

growth. Proposals for compensatory Green Belt should be identified elsewhere in 

Central Bedfordshire;  

 supporting market interventions to aid a step change in the delivery of economic 

growth needed to support the levels of development proposed, increasing and 

diversifying employment opportunities to serve all sectors, particularly around M1 

motorway (Junction 11A), and promoting the role of London Luton Airport whilst 

recognising the scale of expansion may be lower than initially anticipated; 

 increasing provision and use of public transport, including modal interchanges and 

guided busway, and increasing and improving facilities for, and the safety of, cyclists 

thereby reducing dependence upon private car use;  
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 the regeneration and enhancement of the Luton/Dunstable/Houghton Regis 

conurbation’s centre as the location of new retail, cultural and leisure facilities thereby 

strengthening its role as a regional centre; and enhancement and improvement of the 

Leighton Linslade town centre environment. 

 

Planning history of the site 

 

4.6 The Planning Inspector’s decision made on the 21st October 2011 to dismiss three 

appeals concerning 900 homes and other development at Land at Valley Farm, Leighton 

Road, Soulbury (land included within parcel 109 and 110). In the Inspector’s Report at 

paragraph 470 he notes that ‘…designating the appeal site and land at West Leighton 

Linslade as Green Belt would rest comfortably alongside the aims of the development 

plan in Sub Regional Strategy Policy 2a that looks for compensation for lost Green Belt 

after growth at Leighton Linslade/Leighton Buzzard and the Joint Core Strategy which 

seeks greater containment for the Town’. 

 

Withdrawn Central Bedfordshire Development Strategy  

 

4.7 As part of the work for the above strategy, which was withdrawn in November 2015 

following the inspectors recommendation and legal proceedings being discontinued, 

Central Beds carried out a review of potential strategic sites in the existing Central Beds 

Green Belt at Leighton Linslade and also the Land at Valley Farm site (within parcel 109 

and 110). This concluded that the Land at Valley Farm site is less suitable as a location 

for an urban extension than land to the east, particularly on the issue of landscape and 

visual impact. 

 

4.8 The preferred urban extension to Leighton Buzzard was set out in the plan to the east of 

Leighton Linslade. This was a strategic allocation in the Pre Submission Central 

Bedfordshire Development Strategy. Following the withdrawl of this plan this area remains 

designated as Green Belt at the moment in the South Bedfordshire Local Plan Adopted 

2004. 

 

Current position  

 

4.9 Central Bedfordshire are working on a new Local Plan for the district. This is still in the 

early stages having only commenced earlier in 2016. Regulation 18 consultation is 

timetabled to begin in December 2016 with pre submission consultation following in July 
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2017. In the previous Development Strategy it included 5,400 dwellings to meet Luton’s 

unmet needs. The Local Plan for Luton was submitted for examination in April 2016 with 

hearing sessions due to take place later this year. This leaves an unmet need of 11,000 

dwellings.  

 

4.10 With this continued development pressure from Luton’s Needs and population projections 

of Central Bedfordshire it is likely that the Green Belt around Leighton Buzzard and 

Leighton Linslade will come under pressure for large releases in the same way that was 

identified in the withdrawn Strategy. The Green Belt designation for Parcels 109 and 110, 

which are in Aylesbury Vale, can only happen as part of the Local Plan process for 

Aylesbury Vale District Council which is timetabled ahead of that for Central Bedfordshire. 

As part of this process there have been discussions about this area of land with Central 

Bedfordshire who support the designation of this land as Green Belt as part of the Vale of 

Aylesbury Plan.  

 

Overview  

 

4.11 The reasons why it meets the NPPF in terms of its requirements for designating new 

Green Belt are set out above in the assessment table.  

 

4.12 There are a number of reasons why there are exceptional circumstances supporting the 

designation of Green Belt here: 

 

 The boundary proposed is more in line with the what the NPPF requires in defining 

Green Belt boundaries. It would be a clearly defined boundary using physical features 

that are readily recognisable and likely to be permanent.  

 It would compensate for loss elsewhere of the Green Belt. Within the district there is 

a proposal for the loss of RSA2 and RSA3 near Wendover. It is likely that there will 

be a proposed loss of Green Belt in the Leighton Linslade/Leighton Buzzard area 

which would relate closely to this new designation.  

 Designating the land would complete the Green Belt protection on all sides of 

Leighton Linslade and prevent the expansion of the settlement into the open 

countryside (as per the purposes of Green Belt in the NPPF). 

 It performs strongly against the purposes of the Green Belt as defined in the NPPF 

 

 



Aylesbury Vale Green Belt Assessment Part 2   49 

5. Stage 3 – cumulative impacts 

 

5.1 This stage gives consideration to the impacts that the changes proposed in the above 

assessments would have on the surrounding Green Belt. The proposed changes to the 

Green Belt are listed below and considered individually in turn, as well as the overall 

cumulative impacts of all the changes. 

 

5.2 RSA 2 (Land North of Wendover) is recommended for release from the Green Belt. This 

area of land has a strong contiguous relationship to land that is not within the Green Belt. 

The land to the south of the site along approximately half of the boundary is non Green 

Belt land covering the built up area of Wendover. Removing this land from the Green Belt 

would affect the scoring that the rest of the parcel would get against the purposes of the 

Green Belt. It would strengthen its performance against purpose 2 as it would play a more 

important in preventing the merging of Wendover and Halton. Purpose 1 scoring would 

likely be altered as the border between the Green Belt and the built up area is more 

durable and permanent. It would also potentially weaken its performance of assisting in 

safeguarding the countryside form encroachment as a greater percent of the land would 

be built form consisting of RAF Halton development and housing in Halton. Overall 

however the parcel is likely to meet the purposes strongly because of the strengthening in 

meeting purpose 2.  

 

5.3 RSA 3 (Halton Camp) is recommended for release from the Green Belt. This area of land 

has a contiguous relationship to land that is not within the Green Belt. The land to the 

south west of the site is not within the Green Belt and is within the built up area of 

Wendover. Removing this land from the Green Belt would affect the scoring that the rest 

of the parcel would get against the purposes of the Green Belt. It would strengthen the 

score against purpose 3 as it would reduce the amount of built form within the parcel. It 

would also ensure more containment along the boundary of the Green Belt in this area, 

strengthening its performance against purpose 1. 

 

5.4 Parcel 109 (Land west of Leighton Linslade, south of Leighton Road)  is recommended for 

inclusion within the Green Belt. The parcel borders existing Green Belt within Central 

Beds and isn’t likely to have an impact on the surrounding Green Belt in terms of meeting 

the NPPF purposes.  
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5.5 Parcel 110 (Land west of Leighton Linslade, north of Leighton Road) is recommended for 

inclusion within the Green Belt. The parcel borders existing Green Belt within Central 

Beds and isn’t likely to have an impact on the surrounding Green Belt in terms of meeting 

the NPPF purposes. 

 

5.6 Having regard to the changes as a whole, there have been two areas of land 

recommended for release from the Green Belt adjacent to Wendover and two parcels 

recommended for inclusion within the Green Belt adjacent to Leighton Linslade. Although 

the sites aren’t particularly closely related in location terms they do balance out the 

changes to the Green Belt at a district scale. The two sites near to Wendover are both to 

the north of the settlement and adjoin each other very slightly. The removal of both of 

them would mean a larger area of non Green Belt land for the settlement of Wendover 

and the remaining Green Belt to the north of Wendover would become a thinner area 

wrapping round the settlement. It would not however have a significant negative impact 

on the overall form and function of the Green Belt.  

 

5.7 In the area of Leighton Linslade, the inclusion of parcels 109 and 110 would complete the 

Green Belt protection on all sides of the settlement, having a positive impact on the 

overall form and function of the Green Belt in this area.  
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6. Conclusion  

 

6.1 The table below summarises the overall results of the assessment by the two categories, 

that which could be removed from the Green Belt and areas which could be added to the 

Green Belt and thereby help to strengthen its strategic role. 

 

Site Recommendation 

Green Belt Sites considered for removal 

RSA-1 Not recommended for removal 

RSA-2 Recommended for removal 

RSA-3 Recommended for removal 

Sites outside of the Green Belt considered for designation 

105 Not recommended for designation 

106 Not recommended for designation 

107 Not recommended for designation 

108 Not recommended for designation 

109 Recommended for designation  

110 Recommended for designation  

 

6.2 It is recommended that RSA-2 and RSA- 3 have the potential to be removed from the 

Green Belt without significant impact to the strategic function of the Green Belt. Removal 

of land from the Green Belt could be also defined as safeguarded land (i.e. for use 

beyond the plan period) to meet longer term development needs. It is also recommended 

that designating parcels 109 and 110 would have a positive impact on the overall function 

of the Green Belt.  

 

 


