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CHAPTER 1 – Introduction 

The Waddesdon Conservation Area was designated by Aylesbury Vale District Council in 
January 1990 and has not been reviewed since. Conservation Area designations must be 
reviewed from time to time in order to ensure that they are still appropriate, and that the 
designated Conservation Area boundaries are up to date. The plan below shows the original 
1990 boundary of the Waddesdon Conservation Area.  

The Waddesdon Conservation Area has now been reviewed and this new Conservation Area 
Appraisal has been produced. This appraisal identifies those elements which make the 
Waddesdon Conservation Area special and worthy of designation. This document also 
outlines a number of proposed changes to the boundary of the area.  
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It is acknowledged that this document cannot be comprehensive and where buildings, 
features and spaces etc. have not been specifically identified, it should not be assumed that 
they are of no significance. 

At the time of publication the process of public consultation adopted in the production of this 
document conformed with Aylesbury Vale District Council’s Statement of Community 
Involvement, as adopted in October 2006. 
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CHAPTER 2 – Planning Policy 

The Planning (Listed Building and Conservation Areas) Act 1990 states that the local 
planning authority must: 

• determine which parts of their district are of ‘special architectural or historic interest the 
character or appearance of which it is desirable to preserve or enhance’ 

• designate those areas as Conservation Areas 

• review past designations and determine whether they are still appropriate 

• designate any further areas which are now considered to be of interest 

The process of review and designation of Conservation Areas adopted by AVDC is laid out in 
the AVDC Conservation Areas Supplementary Planning Document (March 2011) and is in 
accordance with the Planning (Listed Buildings and Conservation Areas) Act 1990. The 
process has also been laid out with regard to general principles in the National Planning 
Policy Framework 2012 (and associated guidance). 

As part of the designation and review a Conservation Area appraisal is produced. This 
appraisal is written with help from the local community and: 

• explains the reasons and justifications for the designation 

• defines the special architectural and historic interest of the area 

• increases public awareness of the historic built environment 

• informs decisions relating to design and development 

• informs decisions regarding the management of the area 

• guides the form and content of new development 

• aids decision making in relation to planning appeals  

The purpose of Conservation Area designation is to acknowledge the special character of an 
area. Designation is not intended to prevent future development of an area, nor would it be 
desirable or constructive to do so as it would inhibit the natural growth of the settlement. 
However, new development within historic areas should not be allowed to obscure the 
special interest of a place, and designation, along with other forms of protection, must 
inform planning decisions relating to the historic environment.  
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In the UK householders have Permitted Development Rights which allow them to undertake 
certain works to their homes without the need for Planning Permission. Within Conservation 
Areas some permitted development rights are restricted. This means that applications for 
planning permission will be required for certain types of work not normally needing consent. 
A list of the types of development controlled by Conservation Area designation is contained 
within Appendix II of this document.  

In Appendix III is a list of Planning Policies contained within Aylesbury Vale District Council’s 
Local Plan (January 2004) which relate to Conservation Areas and the management of the 
historic environment. 
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CHAPTER 3 – Summary 

The following Appraisal explains the features and characteristics of the Waddesdon estate 
and village that make them special, give them a sense of place and justify their status as a 
Conservation Area. Although the history of Waddesdon will be briefly alluded to in this 
document, it is not intended to be a comprehensive history of the development of the 
house, gardens or surrounding area. There is a wealth of material written about the estate, 
some of which is referenced in the bibliography on page 84 of this document. 

For quick reference the key characteristics of the Conservation Area are listed below 
accompanied by explanatory paragraphs.  

Landscape Setting 

The village of Waddesdon is located in the south of the Vale of Aylesbury in 
Buckinghamshire. It lies approximately 6 miles north-west of Aylesbury. Waddesdon is 
primarily an area of undulating landscape rendered distinctive by the parkland landscapes 
located at Lodge Hill, Waddesdon and at Eythrope Park adjacent to the river Thame. A key 
feature within the area is a long ridge running south-west to north-east, called the 
Winchendon Ridge, which runs parallel to the course of the River Thame. At the end of the 
ridge is Waddesdon Hill and to the north-west, separated by a small valley is Lodge Hill, on 
top of which is located Waddesdon Manor. 

The area is primarily rural and outside of Waddesdon, is sparsely settled with scattered 
farmhouses and lodge houses associated with the Waddesdon and Eythrope estates. The 
land is predominantly arable over the drier hill tops changing to a pastoral landscape of 
smaller fields on the lower slopes. Distinctive to this area is the extent of tree cover, 
particularly on the upper slopes of the Lodge Hill and the ridge to the south-east.  

Settlement Type and Plan Form 

Waddesdon is an example of a regular row form of development which is a linear settlement 
with development situated along both sides of the road. It is characterized, as the name 
suggests, by a strong feeling of regularity. This regularity results from blocks of property 
plots of similar widths and depth and often building orientation and position within plots. 
This similarity in layout is indicative of some form of planning, is typical of development, 
dating from the 18th-19th centuries and is often associated with large estates. Regular row 
settlements are not commonly found within the Aylesbury Vale. 

Historic Development 

Archaeological remains dating from as far back as the Mesolithic and Neolithic periods 
suggest that the area around Waddesdon has been settled for a significant period of time. 
However little is known about Waddesdon pre the Domesday Survey of 1068. Within this 
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survey it is noted that Waddesdon was the administrative centre for the Waddesdon 
Hundred, but despite this it is not thought to have been strategically important. During the 
16th century the Manors of Over Winchendon and Waddesdon combined and the seat of the 
Manor moved to The Wilderness at Upper Winchendon. The manor and estate then passed 
through a number of families until it was finally purchased by Baron Ferdinand de Rothschild 
in 1874. 

The Rothschild family had a significant impact upon the visual appearance of Waddesdon. 
Immediately after purchasing the estate Baron Ferdinand de Rothschild started to change 
the appearance of the landscape by planting woodlands, straightening tracks, demolishing or 
upgrading buildings and establishing parkland. Within Waddesdon a significant number of 
buildings were demolished and rebuilt and new houses were created in Frederick Street and 
Quainton Road. Community facilities were provided in the form of a British School, a 
Reading Room and Village Hall.  

Baron Rothschild sited his manor (designed in the style of a 16th  century French chateaux by 
the French architect Gabriel-Hippolyte Destailleur) on the top of Lodge Hill which lies a short 
distance to the north-west of Waddesdon Village. The Manor was completed in 1883. The 
French landscape gardener Elie Lainé was commissioned to design the surrounding gardens 
based on 17th century French layouts. After Baron Rothschild’s death the estate passed first 
to his sister Alice and then to her great-nephew  James de Rothschild who bequeathed the 
Manor and its surrounding gardens and grounds to the National Trust.  

Other important factors which have helped shape the form and development of Waddesdon 
include; Akeman Street, which was an important Roman road which linked London and Bath, 
the establishment of a turnpike road by the end of the 18th century which provided a 
connection between London and Bicester and the development in the 19th century of the 
Aylesbury to Claydon railway line. 

Building Form 

Waddesdon is significant within the Vale of 
Aylesbury because it is one of a small number of 
villages where the majority of the historic buildings 
surviving within the village were either built or 
renovated during the late 19th or early 20th centuries 
and commissioned by members of a single family. 
Although the higher status buildings within the 
village are individually designed, they nevertheless 
share architectural features and detailing with other 
buildings of similar standing within the village. The 

104 High Street,  
a high status building 
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use of common construction materials and a unified colour palette transcends buildings of 
different social status within the village. The result is a uniquely homogeneous quality to the 
built environment. 

Buildings of lower status within the village are 
united by common plot sizes, materials, form, scale 
massing and to a large extent, orientation. 
Uniformity in form and design is particularly evident 
in the streets leading off High Street. In Quainton 
Road, for example, the rhythm created by the 
regularity of form and uniformity of appearance is 
still apparent despite modern alterations to 
individual buildings. 

Settlement Identity 

The identity of modern day Waddesdon is inextricably linked with the development of the 
Waddesdon estate and in particular the ownership of the Rothschild family. This is clearly 
visible in the form of buildings, and the ornamentation of many with buff and oxblood red 
paintwork and carved clenched fist and five arrows motifs, both associated with the 
Rothschild family. 

Trees and vegetation 

The Waddesdon Conservation Area is dominated by 
the gardens and parklands that surround 
Waddesdon Manor. The role of formal and informal 
open spaces as well as trees and woodlands is 
therefore crucial to the character of the area. Trees 
and planting are used to define the landscape, 
emphasise individual buildings or statuary, focus 
views and form screening.  

Trees along the edges of Waddesdon parkland also 
contribute to the character of the village.  They act as visual backdrops to buildings, truncate 
views, contain space and their soft organic forms provide a strong visual contrast with the 
hard lines of the buildings. 

  

View westwards along  
A41 through Waddeson 

Uniformity in building design 
 in Quainton Road  
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Views 

Waddesdon Manor occupies a commanding 
position at the top of Lodge Hill, dominating the 
surrounding landscape. The building and in 
particular, its roofline, can be seen from several 
miles away making Waddesdon one of the key 
visual landmarks within the Aylesbury Vale District. 

Views within the grounds of Waddesdon Manor are 
numerous and each has been carefully 
manipulated, mainly through the planting  
of trees, to emphasise individual buildings,  
statuary or features. 

Due to the linear nature of development within Waddesdon village, views tend to be 
contained by buildings and channelled along the A41 which runs through the heart of the 
settlement. Curves in the road, particularly at the eastern end of the village throw the visual 
focus on individual buildings located at bends. At the western end of the village the eye is 
drawn to a number of individual buildings (e.g. The Five Arrows Hotel) which command 
attention because of their scale, form, position and architectural flamboyance.  

Views out across the surrounding countryside can be 
gained at points along the northern, north-western 
and north-eastern edges of the village. 

Views into Waddesdon village are restricted from the 
east, but significant from the north and north-west. 
Of particular note are the views gained of  
St. Michael’s Church when approaching the village 
along the A41 from the west. 

View of Waddesdon Manor  
from Upper Winchendon 

View of St. Michael’s and All 
Angels church from A41 
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CHAPTER 4 – Location and Context  

Location and Context 

The village of Waddesdon is located in the south 
of the Vale of Aylesbury in Buckinghamshire. It 
lies approximately 6 miles north-west of 
Aylesbury. Waddesdon Manor is located to the 
south-west of the village within 165 acres of 
surrounding gardens and grounds. The manor 
itself is impressively situated at the top of a hill 
with commanding views over the surrounding 
countryside. 

 

Use 

Historically Waddesdon would have been an agricultural settlement, although within the 
village itself little evidence survives to suggest that agriculture formed the mainstay of the 
economy. After the purchase of the estate by the Rothschild family in the late 19th century, 
the village grew in size. The majority of the existing houses were demolished or refurbished 
and most of the population was either directly or indirectly employed in providing services 
for the estate. 
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Today, although the majority of the residents of Waddesdon travel outside the village to 
work, Waddesdon Manor still remains a focus for local employment. Waddesdon Manor is 
one of the National Trust’s most visited properties and this influx of visitors throughout the 
year help to support local businesses, including shops, cafes and hotels. 

The busy A41, which links Aylesbury and Bicester, runs through the centre of Waddesdon 
village. The endless stream of traffic that uses the road has had a detrimental impact upon 
the character and appearance of the village. However, with the majority of the population of 
Waddesdon travelling outside of the village to work, the A41 does provides good links to the 
local employment centres of Aylesbury and Bicester and links in with a wider travel networks 
allowing access to more distant employment centres such as Oxford, Buckingham, Milton 
Keynes, Birmingham and London.  

Landscape Setting 

The village of Waddesdon is situated within the Waddesdon-Eythrope Parkland 
 character area. It is surrounded to the north, west and south by the Westcott  
Claylands character area.  

The Waddesdon-Eythrope Character Area is primarily an area of undulating landscape 
rendered distinctive by the parkland landscapes located at Lodge Hill, Waddesdon and at 
Eythrope Park adjacent to the river Thame. A key feature within the area is a long ridge 

Landscape Character Assessment  May 2008  
Prepared by Jacob Babtie for Aylesbury Vale District Council  

and Buckinghamshire County Council  
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running south-west to north-east, called the Winchendon Ridge, which runs parallel to the 
course of the River Thame. At the end of the ridge is Waddesdon Hill and to the north-west, 
separated by a small valley is Lodge Hill, on top of which is located Waddesdon Manor. 

The area is primarily rural and outside of Waddesdon is sparsely settled with scattered 
farmhouses and lodge houses associated with the two estates. The land is predominantly 
arable over the drier hill tops changing to a pastoral landscape of smaller fields on the lower 
slopes. A distinctive feature of this area is the extent of tree cover, particularly on the upper 
slopes of the Lodge Hill and the ridge to the south-east. The parklands of both Waddesdon 
and Eythrope contain numerous mature trees and substantial areas of broadleaved, mixed 
and yew woodland is also present.  

  

© Crown Copyright and database right 2013. 
Ordnance Survey 100019797. 

Waddesdon 

Lodge 
Hill 

Waddesdon 
Hill 
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The general drainage pattern in the area runs from north-east to south-west and the main 
watercourse is the River Thame which flows between the ridgelines (Winchendon Ridge to 
the north and the A418 Ridge to the south). North of the Winchendon Ridge a small 
tributary to the Thame rises within the valley between Lodge Hill and Waddesdon Hill. 

Geologically Waddesdon Hill and Lodge Hill are outcrops of Portland limestone. The lower 
slopes of the area are Kimmeridge Clays with Ampthill clays at the lowest levels. 

The Westcott character area which surrounds Waddesdon to the north, west and south is 
characterised by a large area of gently sloping low ground in predominantly pastoral use. 
Like the Waddesdon and Eythrope character area, Westcott character area is sparsely 
populated and in particular the area to the south-east of Waddesdon feels relatively remote 
and inaccessible. Although scattered areas of woodland do exist within the area, tree cover 
is not a characteristic or dominant feature. Geologically this area is predominantly of 
calcareous mudstone. No major watercourses flow through the area. 

A key manmade feature is the busy A41, which links Aylesbury with Bicester and cuts 
through the heart of Waddesdon and has a significant impact upon the character and visual 
appearance of the village. 

Plan Form 

During the 16th century the principal manor within the Waddesdon area was situated on a 
site now occupied by a building called The Wilderness near Upper Winchendon. The 
impressive double avenue leading from Waddesdon Manor to The Wilderness was partly 
restored in the 19th century and fully restored for the Millennium. The site of Waddesdon 
Manor is shown on this map as fields and a small group of buildings. The village of 
Waddesdon occupies the very edge of the map and is therefore not clearly defined, 
appearing as a collection of buildings spread out along a road with both irregular shaped 
and more regular shaped burgage type plots to the rear. 

Following the purchase of the estate by Baron Rothschild in the late 19th century the form 
and size of Waddesdon changed dramatically. Much of the existing housing within the village 
was either demolished or extensively refurbished. New buildings were constructed along 
Frederick Street and Quainton Road and community facilities were provided in the form of 
two schools, reading room, institute and village hall.  
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18th century map of Waddesdon 

Winchendon  
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Site of  
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What is particularly notable about Waddesdon, especially in the context of Aylesbury Vale, is 
the regularity of form that this late 19th and early 20th century development took. 
Waddesdon is an example of a regular row form of development which is a linear settlement 
with development situated along both sides of the road. It is characterized, as the name 
suggests, by a strong feeling of regularity. This regularity results from blocks of property 
plots of similar widths and depth and often building orientation and position within plots. 
This similarity in layout is indicative of some form of planning and is typical of development, 
dating from the 18th-19th centuries and is often associated with large estates. There are  
no other villages within the Aylesbury Vale District where this form of development is  
so extensive.  

Significant areas of post war development grew up at the eastern end of the Waddesdon 
along Goss Avenue, Sharps Close and Warmstone Close to the south of the A41 and Little 
Britain and Antsey Close on the northern side. Despite being set back behind wide grass 
verges, these areas of modern development, laid out in cul-de-sac form, have had a 
significant visual impact upon the character and appearance of Waddesdon, an impact which 
is heightened by the location of these estates at the eastern entrance to the village. See the 
Building age map on page 22. 
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CHAPTER 5 – Historic Development 

Early Origins 

Archaeological remains dating from the Mesolithic and Neolithic periods have been found 
within the vicinity of Waddesdon which indicate that the area was settled during the Stone 
Age. Discoveries in the area of pottery shards dating from the Bronze Age, the Iron Age and 
Roman and Saxon periods suggest that human habitation was continuous. 

The attraction of the area for human settlement may in part be explained by the presence of 
a reliable water source. The settlement is thought to have originally been situated near 
Lodge Hill close to a natural spring. The topography of the landscape also offered some 
defensive protection. Indeed the name Waddesdon is thought to derive from a combination 
of the Anglo Saxon word ‘don,’ meaning hill and the name of a chieftain called Wad. In 
addition Akeman Street, an important Roman road linking London and Bath via Aylesbury, 
Bicester and Cirencester, ran close to modern day Waddesdon. 

Little is known of Waddesdon and its manors prior to 1066 and the Domesday survey of 
1068. It was held in 1066 by the Saxon thane Brictric, who was succeeded by the Norman 
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Milo Crispin. Waddesdon’s entrance within the Domesday survey suggests that it was a 
relatively large village which may well reflect the fact that it was the administrative centre 
for the Waddesdon Hundred, an area which included Woodham, Westcott, Fleet Marston, 
Quarrendon, Hoggeston, Granborough, Middle Claydon and East Claydon.  

Despite its administrative role, Waddesdon was not strategically important and the manor 
was not held by a politically important or powerful family. As a result, records relating to the 
manor from this early period are relatively scarce. Over the course of the succeeding 
centuries, the manor fragmented, coming into the possession of the crown in 1539. 
Evidence of a moated manor house have been discovered approximately 500 metres to the 
south of the church near the base of Lodge Hill.  

16th and 17th centuries 

During the 16th century the Manors 
of Over Winchendon and 
Waddesdon combined. The seat of 
the combined manors moved to a 
site now occupied by a building 
called The Wilderness near Upper 
Winchendon. During this period 
the estate passed to the Goodwin 
family, the Wharton family and 
then to the Duke of Malborough 
who held the estate for 150 years 
until it was purchased by Baron 
Ferdinand de Rothschild in 1874. 
During this period The Wilderness 
fell into a state of disrepair. 

18th century 

During the 17th century the section of Akeman Street, which had run through Waddesdon, 
became redundant. However at the end of the century a turnpike road was created which 
provided a connection between London and Bicester. This was served by a stagecoach 
service, which stopped at the Malborough Arms in Waddesdon and which helped re-establish 
the importance of the settlement. 

19th century 

The development of the railway network during the 19th century reduced the importance of 
the turnpike road system. However Waddesdon was saved from decline due to the fact that 
the Aylesbury to Claydon line, which opened in 1868, brought railway travel to Quainton 
Road Station which was located within walking distance of the village. In addition the  

  

Winchendon, Waddesdon & site of the Wilderness 
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purchase of the Malborough Estates in 1874 by Baron Ferdinand de Rothschild heralded a 
period of intensive development which provided much needed employment for the villagers. 

The choice of Waddesdon as the site for Baron Ferdinand de Rothschild’s country seat is 
hardly surprising since five members of his family had already established seats within the 
surrounding area - Sir Anthony at Aston Clinton, Mayer at Mentmore, Leopold at Wing 
(Ascott), Alfred at Halton and Lord Nathanial Rothschild at Tring. Immediately after 
purchasing the estate Baron Rothschild started to 
buy up smallholdings around the edges of his  
land.  He changed the appearance of the 
landscape by planting woodlands, straightening 
tracks, demolishing or upgrading buildings and 
establishing parkland. 

Within Waddesdon a significant number of 
buildings were demolished and rebuilt during the 
20 years following Baron Rothschild’s purchase of 
the estate.  

20th century 

Baron Ferdinand de Rothschild died in 1898 and the estate was inherited by his sister Miss 
Alice de Rothschild who owned the estate until her death in 1922. Development in and 
around Waddesdon during this period continued, most notably with the construction of The 
Cedars in 1905. Following Miss Alice’s death, the 
estate passed to her great-nephew James de 
Rothschild who was responsible for the 
establishment of Waddesdon stud farm. It was 
also James de Rothschild who bequeathed the 
Manor and 165 acres of surrounding gardens and 
grounds to the National Trust.  

101a and 101b High Street, 
former Club and Reading Room 

The Cedars 
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Surviving historic buildings 

The plan shows the earliest surviving period of construction of each building within the core 
of Waddesdon. For listed buildings the building period shown is that noted in the listing 
description for the building. It is acknowledged that some of these dates are conservative, 
as most buildings were not surveyed internally at the time of listing.  
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CHAPTER 6 – Alterations to Boundary 

The Conservation Area at Waddesdon covers the pleasure grounds at Waddesdon Manor 
and the historic core of Waddesdon village. It is not proposed to include the whole of the 
grounds of Waddesdon estate within the Conservation Area designation. The landscape 
beyond the pleasure gardens is primarily agricultural in character and has been subject to 
greater change during the last century. Although this landscape is still clearly of importance, 
recognised by its inclusion within the Registered Park and Garden designation, it is difficult 
to justify the inclusion of such a large tract of agricultural landscape within a Conservation 
Area designation, which is specifically designed to recognise the importance of the built 
historic environment. 

The revised boundary includes the key features of the Waddesdon estate, such as the 
manor, pleasure gardens and service buildings. Although some important buildings such as 
Grand Lodge and Warmstone Farm lie outside the boundary, these buildings are listed in 
their own right and are therefore subject to listed building legislation. 

The principles applied in defining the Conservation Area boundaries are included in the 
AVDC Conservation Area SPD (published in March 2011). Where landscape features such as 
a row of trees or an important hedge follow the Conservation Area boundary, then the 
Conservation Area status is assumed to apply to the whole landscape feature. It is not 
therefore necessary to define the width of a hedge or the span of a tree. 

Areas added in the 2014 Conservation Area Review 

1. 27A and 29, Baker Street (for areas 1-12 and 16, see village detail map on page 25) 

The 1990 boundary cut through the grounds of nos. 27A ad 29, Baker Street. For the sake 

of clarity and in order to avoid confusion, the boundary has been extended to include the 
whole of the grounds of these properties. 

2. Baker Street, Waddesdon Village  

The 1990 Conservation Area boundary excluded numbers 2,4,6,8, Baker Street, the 

carriageway from the junction with High Street to 8, Baker Street, the garage site at 7, High 
Street, and the section of High Street from no.1, to no.9, High Street. Although nos. 2 to 8 
Baker Street are modern buildings, excluding them and the carriageway from the 
Conservation Area, does not recognise the importance of Baker Street in the morphological 
development of the village and creates an awkward indent which impacts upon the cohesive 
form of the Conservation Area. It is possible to include within the boundary buildings or 
areas that either have a negative or a neutral impact upon the character of the Conservation 
Area, thereby recognising the importance of their position, (surrounded by historic buildings) 
or the form of the street. 
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 See map opposite for enlarged village details 
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3. Land to the rear of 20-26, High Street, Waddesdon Village 

The 1990 boundary cut across the rear ground of nos. 20 to 26, High Street. The 

Conservation Area boundary should follow an extent boundary and therefore for the sake of 
clarity and to avoid confusion it has been extended to include the whole of the grounds of 
these buildings. 

4. 12, 14 and 29, New Street, Waddesdon Village 

Nos. 12, 14 and 29, are located at the south-eastern end of New Street. Although they are 

relatively modern buildings and of no great architectural or historic interest, given the short 
and cohesive form of New Street, they occupy prominent plots at the termination of the 
lane. Nos. 12 and 14 in particular follow the building line of neighbouring buildings. Similar 
to 2-8, Baker Street, these buildings have a neutral impact upon the character of the 
Conservation Area, but their location is important and as such the Conservation Area 
boundary has been extended to include them. 
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5. 1-27, New Street 

The 1990 boundary did not follow the exact line of the rear boundaries of nos. 1-27, New 

Street. For the sake of clarity and in order to avoid confusion, the boundary has been altered 
to follow exactly the line of the rear boundaries of these properties. 

6. 42, Quainton Road 

The 1990 boundary did not follow the exact line of the rear boundary of 42, Quainton Road. 

For the sake of clarity and in order to avoid confusion, the boundary has been altered to 
follow exactly the line of the rear boundary of this property. 

7 76 and The Mill Quainton Road 

The 1990 boundary did not follow the exact line of the rear boundary of no.76 and The Mill, 
Quainton Road. For the sake of clarity and in order to avoid confusion, the boundary has 
been altered to follow exactly the line of the rear boundary of these properties. 

8. The Works, The Church Hall, Telephone Exchange, 3, 5, 6, 7, 8, 9 and 11 Frederick Street  

The 1990 boundary excludes sections of Frederick Street which are composed of groups of 
modern infill buildings that make no contribution to the character/appearance of the street. 
This group of modern buildings around the junction with High Street have been included in 
order to ensure the cohesiveness of the Conservation Area boundary. 

9. 74C, High Street 

The attractive modern office building located to the rear of 74, High Street was constructed 

after the 1990 boundary. This building is a good example of a modern and innovative design 
that fits in well with its historic context. The building has 
been identified within the appraisal document as being of 
local note and is therefore included within the Conservation 
Area boundary. It was awarded a design award by Aylesbury 
Vale District Council in 2005. 

10. 1, The Old Rectory, Rectory Drive 

The 1990 boundary cut through the grounds of The Old 

Rectory. For the sake of clarity and in order to avoid 
confusion, the boundary has been extended to include the 
whole of the grounds of this property. 

11. Churchyard of St. Michaels and All Angels Church 

The 1990 boundary cut through part of the churchyard of St. Michael’s and All Angels 

Church and the adjoining cemetery to the north. For the sake of clarity and in order to avoid 
confusion, the Conservation Area boundary has been extended to include the whole of the 
churchyard and cemetery. 

74c, High Street 
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12. Rear of 118 - 120, High Street 

The 1990 boundary cut through the grounds of nos. 118-120, High Street. For the sake of 

clarity and in order to avoid confusion, the boundary has been extended to include the 
whole of the grounds of these properties. 

The area of trees located to the north-west of 130 High Street act as a visual full stop to the 
High Street and marks the transition between development and the surrounding countryside.  

13.  Former Kitchen Gardens  

Although the glasshouses have been demolished, part of the original brick kitchen garden 

wall remains and is a significant visual feature in this area. This part of the estate is also 
important from a historical viewpoint, cultivating flowers and producing food for the estate. 
It forms part of a group with the Dairy and has been included within the conservation  
area boundary. 

14.  Part of park 

The pleasure gardens and its immediate parkland surrounds have been included within the 

Conservation Area.  The revised boundary includes a cross-section the most significant 
features of the estate, while recognising that it would be impractical to including the entire 
estate, the majority of which consists of agricultural fields and pasture. The small area of 
land identified as 14 on the map is included because it helps to form a more cohesive shape 
to the Conservation Area. 

15.  Nether Winchendon area 

The Conservation Area boundary includes the avenue leading from The Wilderness (the site 

of the former manor and later Winchendon House) to Waddesdon Manor. This is a visually 
striking feature within the landscape and a historically significant feature within the 
landscape park. 

Areas removed in 2014 Conservation Area review 

16. 3, 5, 7, Little Britain 

Nos. 3, 5 and 7, Little Britain were constructed after the 1990 Conservation Area 

designation. As a result the 1990 boundary cuts across the grounds of all three buildings. 
For the sake of clarity and in order to avoid confusion, the boundary has been adjusted to 
run along the northern boundary of 6, High Street thereby excluding the modern 3, 5, and 
7, Little Britain from the Conservation Area. 

17. 18. 19. 20   

These small areas have been removed from the Conservation Area boundary because they 

no longer conform to the current property boundary. 
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CHAPTER 7 – Key Views and Vistas 

The elevated position of Waddesdon Manor ensures that this visually flamboyant house is a 
conspicuous feature within the visual landscape of the Vale of Aylesbury. Looking outwards 
from the estate, long distant views extend from various parts of Lodge Hill, including west 
towards Wotton Underwood and the Vale beyond, and east to Aylesbury and the distant 
Chiltern Hills.  

Within Waddesdon estate, views have been carefully manipulated to emphasise the manor 
house as well as individual estate buildings, statuary or landscape features. It has proved 
impossible to map all the views within the Waddesdon estate adequately in graphic form. 
Within the estate itself, it should be assumed that all views are significant. 
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Within Waddesdon village, views tend to be focused 
along the length of the High Street contained by the 
buildings that line each side of the carriageway and 
by trees within the Waddesdon estate. Due to gentle 
sweeps in the road, individual buildings provide a 
series of focal points. Views out across the 
surrounding countryside can be gained at points 
along the northern, north-western and north-eastern 
edges of Waddesdon village. 

Views into Waddesdon village are restricted from the east, but significant from the north and 
north-west. Of particular note are the views gained of St. Michael’s Church when 
approaching the village along the A41 from the west and from the village of Quainton  
towards the Church and Lodge Hill . 

Views northwards  
from Queen Street 
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CHAPTER 8 – Open Spaces and Trees 

Within Waddesdon Manor the landscape has been very carefully manipulated in order to 
heighten the visual dominance and aesthetic appearance of the manor house. Groups of 
trees are planted which act as foreground and backdrops to carefully orchestrated views.  
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Trees and open spaces are used to heighten emotional responses to views or buildings, by 
for example creating visual barriers that in turn heighten the sense of expectation or using 
planting to frame a particular view or lead the eye in a desired direction.  

Waddesdon village sits along one of the 
boundaries of Waddesdon Manor parkland and 
this juxtaposition has a significant influence on 
the character and appearance of the village and 
its setting. The trees that border the north-
eastern side of the parkland form backdrops to 
buildings located on the southern side of the 
main street, particularly towards the south-
western end of the village. Here, buildings are 
widely spaced and although they are highly 

Highly ornate building 
 backed by trees 
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ornate they nevertheless loose some of their visual prominence against the dark and muting 
backdrop of trees. In these cases the buildings, appear to sit within the landscape rather 
than dominate it. On the other side of the road, and especially towards the eastern end of 
the village, the lack of trees and the high density of buildings creates the opposite visual 
impression. Here the buildings dominate, creating a hard edge to the street relieved only by 
wide grass verges. 

Historically there were far more areas of green open space within the village than there are 
today. The enclosure of Waddesdon in 1774 saw the loss of three former village greens, one 
located off Silk Street, another located at the junction of Silk Street and High Street, and one 
on land now occupied by the Police, Fire Station and the development associated with 
Chestnut Close. It is the loss of this area of open space that arguably had the most 
significant visual impact upon the former character and appearance of the village. Here at 
the heart of the Waddesdon had been a relatively sizable area of land containing trees that 
would have acted as a focus within the street and a break within development. Its loss has 
resulted in a reduction in the visual width of this section of the main street and the creation 
of a hard unforgiving edge to this part of the road. The visual connection with the 
Waddesdon estate has to some extent been lost and Main Street itself now lacks a  
visual focus. 


