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Aston Clinton Road MDA, Aylesbury

Executive Summary

Aston Clinton Road Business Park: innovation in the heart of England
A unique, state of the art business park is proposed on the Aston Clinton
Road Major Development Area which will lead Aylesbury into a
confident future of sustainable economic growth.
Aylesbury is an established county town located within the Oxford Cambridge Technology Arc with excellent dual carriageway connections
to London, Heathrow airport and the M25 and rail links to London.
Its excellent communications and skilled workforce were recognised in the
Milton Keynes and South Midlands Regional Strategy within which the
town is identified as a key location for growth, and is targeted with major
levels of additional housing and employment growth up to 2026 including
up to 21,200 new jobs.
The Aston Clinton Road Business Park has already been identified in the
Aylesbury Vale District Council Local Plan 2004 as a key location to meet
the needs of modern businesses. This development brief therefore
provides the first step in developing a vision for the site which will ensure
that it meets the 21st century demands of modern businesses and their
employees, and becomes an integral part of modern Aylesbury.
To this end a vision has been developed for the business park which has
at its heart the philosophy of inclusiveness, making it a living and working
part of the community of Aylesbury. In developing this theme, a
deliberate attempt has been made to avoid the pitfalls of many modern
business parks which so often have become isolated 'space ships' on the
edge of towns, with no sense of community, nowhere for employees to
go in their lunch hour, rely heavily on the private car, being poorly served
by public transport, and become desolate areas at night.

The resultant Draft Development Brief has therefore evolved through
initial consideration of the site's inherent opportunities and constraints.
These include land liable to flood, archaeology, landscape, pipelines,
ecology and access considerations. The brief also addresses the needs of
employers and what would attract them to locate their businesses on site,
and how to create a pleasant working environment for their employees.
The needs of the adjoining area of Aylesbury in terms of integrating the
development into the urban form, and making it an inclusive part of
Aylesbury are also addressed.
The resultant Brief therefore promotes an inclusive mixed use Business
Park which caters for the full business cycle from small start up businesses
to major corporations, and provides facilities that can be enjoyed by both
the local business community and local residents alike.
These include :
! 21.78 Ha of developable land for high quality B1 business park,
housing, leisure, warehousing and retail uses.
! A market leader fitness /sports provider and hotel
! Innovation Centre providing fully serviced incubator / start up space
with flexible terms
! Enterprise Hub the centre of Aylesbury's entrepreneurial, research
and development, and training network
! Facilities Centre providing a full range of support functions for the Park's
businesses including childrens' nursery, catering facility, conference
centre, security service and marketing / management centre.
! The provision of a range of housing to complement the mixed use
development.
! Top up shops and cafes / restaurants
The indicative masterplan is shown opposite.
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1. Introduction
This Development Brief is concerned with proposals for the establishment
of a major new Business Park on land at Aston Clinton Road, Aylesbury, at
the eastern entrance to the town
The site is identified as a Major Development Area in the adopted Aylesbury
Vale District Local Plan, and is allocated for development as a major business
park set in amenity parkland under Policy AY.15 of the Local Plan
The March 2004 State of the Aylesbury Economy Strategy endorses this
allocation, highlighting the excellent strategic location of the site, and
highlighting the opportunity to create a key strategic employment centre
at this important gateway to the town. This was confirmed in the Viability
Assessment Report prepared by Atkins in 2005 on behalf of Aylesbury
Vale District Council.
The prime purpose of the Development Brief is therefore to provide a
clear vision to guide the development of the site which
!
!
!
!
!
!
!
!

establishes an overall design concept
reflects the locational requirements of modern footloose businesses
creates an attractive working environment
meets the economic needs of Aylesbury
respects the local environment
respects the principles of sustainable development
Integrates well with both the urban area and the adjacent countryside
provides a focus for consultation with the local community
1
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2. Planning Context
Planning policy guidance for the area is contained in National Planning Policy
Guidance Notes (PPGs); RPG9 regional Planning Guidance for the South
East; Regional Guidance contained most recently in the adopted Milton
Keynes and South Midlands Regional Study 2005 and the emerging South
East Plan; the Buckingham County Structure Plan and the Adopted
Aylesbury Vale Local Plan January 2004.
The Local Plan comprises the most up to date part of the Development
Plan for Aylesbury, and provides detailed guidance in respect of
development requirements for the site.
Aylesbury Vale District Local Plan January 2004
The Plan makes provision for the growth of the District up to the year
2011. In respect of Aylesbury, required residential and employment
expansion is proposed within defined Major Development Areas (MDA's)
at Berryfields, Weedon Hill and Aston Clinton Road.
Policy AY1 of the Local Plan requires these three major development
areas to help fund improvements to the Primary Public Transport
Corridors which are to provide rapid and frequent bus services into the
town centre as part of the Aylesbury Land Use and Transportation
Strategy. The A41 Tring Road is the main PPTC for the south eastern side
of the town.
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Plan 1
Milton Keynes and South Midlands
Sub-Regional Strategy - Spatial Diagram
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The Aston Clinton Road MDA is proposed as the main employment
allocation for the District.
Policy AY.15 of the Plan confirms the allocation of the site for development
as a business park subject to compliance with the following criteria :
1. A comprehensive plan for the whole site;
2. A proportional contribution to the Tring Road PPTC improvements
and towards the revenue costs for the first three years after
occupation of the site of bus improvements along the PPTC;
3. A network of segregated cycleway, footpath and bridleway routes
within the site and crossing the A41 and Broughton Lane to the
existing and proposed network and town centre;
4. The development of the site as a business park;
5. The provision of land ( 1.7 Ha ) for a park and ride facility.
6. The provision of open amenity land within the site.
7. The provision of necessary infrastructure for the site.
8. The protection of and addition to existing trees and hedgerows.
9. An archaeological evaluation of the site.

Scheduled Ancient Monument
Major Development Area (MDA)
Primary Public Transport Corridor

Plan 2
Aylesbury Vale District Council ALUT Strategy and PPTC’s
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Strategic Guidance
The adopted Milton Keynes and South Midlands Sub-Regional Strategy
2005 provides the current regional planning framework for Aylesbury.
This confirms the importance of a strategically located high quality
employment site at Aston Clinton Road as part of the continuing growth
strategy for the town. The emerging South East Plan will provide long
term regional planning policy for the South East Region. The Plan has
been subject to an EIP between November 2006 - March 2007 and the
Panel’s Report is expected in Summer 2007.
Economic Studies
In addition to planning policy guidance, two economic studies of
Aylesbury have recently been published
The Bucks Economic Prospects Study
The Bucks Economic Prospects Study ( June 2003 ) identifies the office
sector as the fastest growing portion of the employment market in
Buckinghamshire. On the basis that employment continues to grow at
trend rates and is not constrained by planning controls, it projects that
17,000 ( over 20% ) new office jobs will need to be provided to meet
demand in the County from 2001 to 2016.
The Aylesbury Vale State of the Economy Strategy ( March 2004 )
This report set a target of providing for 13,500 new jobs within Aylesbury
Vale District 2001 - 2016. To reduce out commuting from Aylesbury by a
third, a further 32,500 additional jobs would need to be planned for 2016
7

2031. This Strategy identifies Aylesbury's lack of identity as being a major
obstacle to economic growth. It seeks to develop a young, dynamic
image for the town, which could become a cutting edge location with the
excellent quality of life associated with a mature county market town. The
Aston Clinton Road MDA is considered critical in providing the type of
facilities which will attract new knowledge based companies into the area.
More specifically, the Strategy recommends the following for the Aston
Clinton Road MDA :
a) a comprehensively planned, high standard of development to be
maintained throughout the life of the site
b) the provision of both office and production space
c) to specifically cater for “spin out” business from Oxford
d) the provision of an Enterprise Centre to provide space and support for
start up businesses and encourage links with local Higher Education
providers
e) to possibly locate a Higher Education facility on the site to strengthen
links with Higher Education providers and stimulate local workforce
training
Aston Clinton Road MDA Viability Assessment 2005
This report commissioned by AVDC confirmed that the site should be
secured as a technology business park. This could be achieved by a
partnership including the current land owners and the public bodies
involved.

Aston Clinton Road MDA, Aylesbury
Site Description

3. Site Description
a) Location and Physical Characteristics
The site is located at the Eastern entrance to Aylesbury, adjacent to the
A41 Aston Clinton Road, only 3 kilometres from Aylesbury town centre

This differs from the boundaries of the MDA shown in the Deposit version
of the Aylesbury Vale District Council Local Plan. These extended the site to
the northeast beyond Bear brook while the eastern boundary was defined
by a proposed Eastern Relief Road and fell short of the farm access track.
The proposed Eastern Link Road was removed by the Local Plan Inquiry
Inspector but the MDA's eastern boundary was not adjusted to reflect
this. Similarly, detailed investigations have revealed that the land to the
north of Bear Brook is almost entirely liable to flood and therefore not
suitable for development.
The boundaries of the development site have therefore been adjusted to
take account of these facts and run along more recognisable topographical
features. The north east boundary now runs along the Bear Brook while
the eastern boundary has been extended to the access track into Weston
Mead Farm rather than just run obliquely across an open field.

Broughton
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ghton
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The site which is the subject of this development brief is approximately
rectangular in shape, and is bounded by Aston Clinton Road to the South,
by Broughton Lane to the west, by Bear Brook and a scheduled ancient
monument to the north, and by a farm access track to the east. (see plan 3).
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Plan 3
Site location plan showing route of public footpaths
and rights of way in the surrounding area.
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The site is generally flat with only gentle undulations in topography
although there are a number of over mature hedgerows within the site
and within these a number of attractive mature trees. Adjacent to the
MDA is the site of a Scheduled Ancient Monument which took the form
of a moated structure. Ditches and raised platforms are clearly visible
within this part of the site.
Locally the site is conveniently close to Stoke Mandeville Hospital which
could stimulate Research & Development and manufacturing activities
locating into the proposed science park.
Strategically the site is well located with good road, rail and air
connections to all parts of the country and to the continent (Plan 4).
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Plan 4
Strategic location of the site showing road links.
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b) Surrounding Uses
To the west of the site, across Broughton Lane, are the residential neighbourhoods of Broughton Pastures and Bedgrove. Weston Mead Farm lies to the
east of the site. Further to the north and east of the site is pleasant open countryside.

To the north is the hamlet of Broughton
and further north again is the Aylesbury
arm of the Grand Union Canal.

To the south of Aston Clinton Road is the Holiday Inn Hotel and also some private residential development.
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4. Planning & Development Issues
The site is subject to a number of constraints which need to be borne in
mind when formulating a Development Brief for the site. These need to
be taken on board in the future development of the site so that the Aston
Clinton Road MDA can provide for the economic and employment needs
of Aylesbury and the sub region while at the same time be assimilated
properly into its environmental context.
a) Economic Considerations
The Aston Clinton Road MDA is to be the strategic, high quality
employment site for Aylesbury and is to help provide sustainable
economic growth for the town. This means that it needs to be able to
!

attract inward investment in the form of larger, high value firms from
outside the Aylesbury area

!

encourage start up firms and the growth of small to medium sized
firms within the Aylesbury area

!

act as a catalyst for entrepreneurial development within the sub region

In the past Aylesbury has suffered from relatively low levels of commercial
growth compared to other areas in the south east. Although it has a very
good supply of employment land and buildings, this is fairly poor in quality
and is not geared up to provide for the high value office / service sector
which is the fastest growing sector of the employment market. Business
parks are now also becoming increasingly common within the region and
Aston Clinton Road MDA has to be able to compete within this market.
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There must therefore be a clear vision for the development of the site which
will help the town to achieve its vision of becoming a cutting edge location
with the excellent quality of life associated with a mature county town. The
site must be developed in such a way that it contributes to its ultimate
success and the following issues are critical :
i) the development should have a unique image, supporting the vision
of creating a quality business location which provides for the needs of
the occupiers whilst remaining sympathetic to the immediate
environment.
ii) the development should encompass a range of different uses to
compliment the business environment including housing, leisure and
retail to ensure the creation of a vibrant high quality environment. The
presence of uses such as residential homes, hotel, leisure and retail
uses will ensure activity and vitality throughout the day and night.
iii) it should be an attractive place to work within thus assisting in
attracting new firms into the area. The site should have a “community
heart” both during the day and in the evenings and at weekends.
iv) it should provide a range of accommodation from fully serviced
incubator and start up units to medium and large scale units
v) buildings should be flexible so that they can accommodate
different sizes of businesses
vi) the site should have a strong sense of community within itself but
also be clearly part of Aylesbury as well

Aston Clinton Road MDA, Aylesbury
Planning & Development Issues

!

introducing a mixed use
development on the site to
provide a high quality
environment for businesses, a
range of residential units, and
giving the site a sense of
community and activity at
evenings and weekends.

!

introducing a major name
fitness / sports provider and
hotel. This will complement the
business park, making it
attractive to both firms and employees as there will be a high quality
leisure facility on site.

!

having a small range of top up retail facilities and a café /
restaurant to service the business park and to provide for the
housing areas closest to the site. This will help to keep employees on
the site during lunch times.

!

providing nursery facilities for employees within the development
to help their life / work balance and reduce offsite vehicle trips.

vii) it should help to stimulate Aylesbury's entrepreneurial culture
viii) the development should be economically viable. Although
primarily employment based, it should provide a range of uses which
can contribute to the overall viability of the development.
Concept For The MDA
These economic
considerations are vital to the
success of the development
and have led to the following
concept for the MDA :
!

establish the site as the
SEEDA Enterprise Hub for
Aylesbury. The Hub director
could be based in the Innovation Centre but the site could be the focus
of the entrepreneurial network to be developed within the town.

!

provide a business Facilities Centre to meet the wider needs of the
firms within the site. Facilities provided could include the conference
centre, security/alarm service and a marketing / management centre.

!

Providing a fully serviced Innovation Centre where small start up
firms can rent space and infrastructure facilities such as reception,
computing, fax, internet access, secretarial and conference space.
This can be on short term, flexible terms.
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taken in the development of the site is that
although there may be limited scope for
remodelling certain elements of the floodplain, the
majority of it should be protected from
development. Buildings will therefore have to be
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C) Archaeology
The Scheduled Ancient Monument within the site is believed to be a
moated manor known as Broughton Parva which also accommodated a chapel
attendant to Weston Turville. This was probably constructed in the 12th / 13th
Century and was abandoned in the 15th / 16th Century. Moated manor sites
were not built for defence but more as a status symbol by a new generation of
land owning farmers seeking to copy the aristocracy and impress their tenants.
They were the centre of farm holdings and often contained a range of buildings
within the moat.
The northern “island” of Broughton Parva Manor has the remains of several
house platforms. It is likely that Broughton Farm farmhouse and Old Manor Farm
nearby were built with stone scavenged from Broughton Parva in the 17th
century. There is no evidence remaining of buildings on the southern platform.
Further details of the likely structures within the moated manor, including a
courtyard, buildings, bridging point and entrance are shown in Plan 6.
An extensive ridge and furrow field pattern surrounds the moated manor.
This is a common field pattern created by medieval ploughing techniques
the ridge and furrows provided flexibility against drought and flooding and
aided drainage of the land.
The A41 road follows the line of Akeman Street and so there is the possibility that
there may be Roman remains along the southern edge of the site. There is also the
possibility that there could be a Roman villa within the northern part of the site
Roman floor mosaics were claimed to have been disturbed in 1929 by a farmer
digging foundations for fence posts, although a recent geophysical survey revealed
no evidence of this.

Plan 6
Archaeological interpretation of Scheduled Ancient Monument
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There are no Bronze, Iron Age or
Saxon features in the vicinity.
The main archaeological
constraint to the development of
the site is the Scheduled Ancient
Monument, the boundaries of
which also include a 20m strip of
ridge and furrow around the earthworks themselves. Scheduled Ancient
Monument's are of national importance and can not be built on.
Furthermore, their settings also need to be preserved. In this case, there
will be a need to ensure that new development does not encroach into
the field parcels immediately to the west and to the south of the SAM.
The fields contain well preserved ridge and furrow and provide an
important historic context for the moated manor.
The site's detailed archaeological constraints are included in Appendix 1.
d) Landscape
The Aston Clinton Road MDA is located within a predominantly
agricultural landscape on the eastern edge of Aylesbury. This is
predominantly a flat, clay pastoral landscape with small or medium sized
fields and hedgerows of variable quality. Black poplars are a distinctive
feature and woodland cover is generally very low, usually found in small
blocks. There are a number of discordant features within the landscape
such as pylons and ribbon development along roads.
Within the site the main tree species are hawthorn, blackthorn, ash,
willow and black poplar.
15

The majority of the western portion of the site is currently roughly grazed
grassland and has had minimal management. The eastern field is
unmanaged grassland. The hedges in the middle part of the site are in
poor condition those within the Scheduled Ancient Monument are little
more than scrub. The hedges along the northern and eastern boundary
and between the two land ownerships are in good condition. Those along
the southern and western boundaries are only average. The few trees on
the site are mostly in poor to good condition. These are mainly on the
eastern edge of the Scheduled Ancient Monument and along the north
western boundary. The Bear Brook provides a defining landscape feature
along the north east boundary of the site. Details of the site's existing
landscape features are shown on Plan 8.
Few residential properties have views over the site largely because of the
trees between Richmond Road and Broughton Road. Main views into the
site are from Richmond Road and Aston Clinton Road. From the south
eastern part of the site, the Chiltern escarpment can be viewed in the
distance. There are three Listed Buildings close to the site but none of
these are significantly affected. Properties most likely to be affected by
the development of the site are those directly beside it mainly 41, 43, 69
and 71 Aston Clinton Road, Weston Mead Farm and the small private
caravan site adjacent to Broughton Road.
Overall the site is not heavily constrained by landscape features. None of
the landscape elements represent major constraints on the development
of the site. There may also be opportunities to enhance and improve what
currently exists on the site. Key elements of a landscape strategy for the
site are included in Appendix 2.

Aston Clinton Road MDA, Aylesbury
Planning & Development Constraints

Plan 7
Existing landscape features.
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E) Ecology
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The majority of the site has greatly reduced nature conservation value,
due to its long history of agricultural activity. Most of the fields are
improved pasture and are relatively poor in terms of biodiversity. The
exception to this is the eastern field parcel just to the west of Weston
Mead Farm which is much more species rich. This consists of overgrown
grassland and provides habitats for badgers which are a protected
species.
The hedgerows within the site are generally poor in quality. The streams
along the northern and north eastern boundaries do not contain any
notable or protected plants and there are no areas of standing water. The
badgers may well use the stream sides as foraging routes and the streams
themselves may accommodate voles. There could also be bats in the
trees and it is possible that the site may be used by wintering or breeding
birds.
The ecological value of the site is therefore rather limited and does not
represent an over riding constraint on development. The site's various
habitats are summarised on Plan 9. Badgers are the only protected
species identified on the site. Their setts need to be either protected from
development or new setts provided for them in a sensitive manner. Their
foraging areas will also need to be retained within the site which should
be possible given the areas of open land or country park which will be
retained within the site.

600+ Feet

Further areas of work which would need to be carried out as the
development of the site progresses are included in Appendix 3.
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Plan 9
Ecological habitats within the site.
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f) Access and Transport Requirements
The successful development of the site requires the following transport
objectives to be met:
.
·
·
·

·

To link in effectively to the regional and local transport network
To integrate effectively with the urban transport network of
Aylesbury
To provide access points for different modes of transport
including vehicles, bicycles and pedestrians
To provide convenient and safe access arrangements by a range
of modes of transport including public transport, car, cycling and
walking
To provide a permeable layout which encourages pedestrian and
cycle movements within and through the site to the surrounding
neighbourhoods of Aylesbury

The adopted Local Plan assumes that the allocation of the Aston Clinton
Road MDA as an employment site will contribute funding towards the
delivery of the Aylesbury Land Use Transport (ALUT) Strategy. In line
with this, the following elements are to be provided as part of the
development :
1. Proportional financial contributions towards the Tring Road
Primary Public Transport Corridor which will prioritise public
transport, cycle and pedestrian modes of transport.
2. Off site road improvements : notably traffic lights at the
Broughton Lane canal bridge, traffic lights at the two new
accesses proposed and at the New Road / A41 junction and
other measures to discourage rat running through residential
areas north and south of the A41.

19

3. Improvements to bus services running to and from the site.
To encourage sustainable patterns of development within Aylesbury,
policy AY.15 requires the provision within the site of a park and ride
facility. The original proposals for a park and ride facility within the MDA
have been revised following publication of the latest planned expansion
of the town in the draft Local Development Framework. These proposals
include for a re-sited park and ride on the A41.
Buckinghamshire County Council also require that a notional route for an
Eastern Link Road for Aylesbury be preserved through the eastern end of
the site as shown in the emerging Aylesbury Vale District Council Local
Development Framework. Although the final orientation of the route has
yet to be finalised, an option is shown within the master plan layout which
shows how this can be achieved.

Traffic and Transport Considerations
Access and Road Layout
The site will be accessed from two entrance points located on the site's
southern boundary onto the Aston Clinton Road. The western one will act
as a main entrance to both the residential quarter, hotel and business uses
- the other one to the east will serve the rest of the development. These
junctions will be controlled by traffic lights to ensure safe entrance and
egress from the site by motor vehicles.
The development will be served by a main central road that will arc
through the middle portion of the site, off which will be feeder roads
providing access to service roads which will facilitate access to the
individual development blocks.
Roads, cycle routes and footways within the development will be
designed to provide a safe, convenient and accessible environment and
accord with appropriate government guidance and local adoptable
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standards. All designs will acknowledge the requirements of people with
impaired mobility
Parking
Parking will be in accordance with policies GP23 and GP24 of AVDLP and
adopted Supplementary guidance 'Parking Guidelines' across the
development.
Within the residential area parking outside of residential curtilages will
have good surveillance from properties, and be located conveniently for
the dwellings they are intended to serve. Their design and layout will:
- respect the visual character of the area
- protect residential amenities of nearby occupiers
- promote security and community safety

11 16 17
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The hotel and gym will be served by a car park to the rear of the buildings
which will not be seen from the principal views of the building from Aston
Clinton Road itself.
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Parking within curtilages will be located so that parked vehicles do not
dominate the street scene.
Within the employment area parking areas will be located in internal
courts overlooked by the offices and out of view from the surrounding
roads. They will be well lit landscaped areas within close proximity to
buildings principle entrance points. Dedicated parking for people with
disabilities will be located adjacent to principle entrances. Secure cycle
storage facilities will be provided within the development where
appropriate.
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Walking and Cycling
The council supports measures to improve conditions for pedestrians and
cyclists in terms of both safety and convenience. The Aston Clinton Road
MDA will therefore provide high quality pedestrian and cycle links
through the site and onto surrounding roads. Secure and covered cycle
storage areas will also be provided where appropriate.
The development will also provide off site highway improvements as
maybe required to address the direct consequences of traffic movements
generated by the proposal, for example measures to prevent rat running
through residential areas off the A41.
All the buildings within the site will need to be accessible by a range of
transport modes. All detailed planning applications should include the
submission of a Green Travel Plans for the new buildings which should
incorporate a range of measures to encourage other modes of transport.

G) Utilities and Services
Appendix 4 includes details of the utilities and services within the site.
The 825mm foul sewer running through the site 40m within its southern
boundary is a major constraint. No buildings can be constructed within its
6m easement and diversion is exceptionally expensive. The National Grid
system in the area needs to be upgraded to service the development.
h) Sustainability Principles
The allocation of this site for employment purposes is rooted in the
principle of sustainability in that rather than allow Aylesbury to become a
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dormitory town the Aston Clinton Road MDA's purpose is to meet the
employment needs of its growing population within the immediate area
by reducing the need for out commuting. The site will also make a major
contribution towards the development of a sustainable pattern of
transportation and modal choice is to be encouraged within the layout of
the site as discussed in section f).
Sustainability can be encouraged even further by the choice of uses to be
located within the site and their disposition. If planned properly these can
make a major contribution to reducing vehicle trips to and from the site.
The following are particularly important
! location of a nursery within the site so that employees with small
children will not have to travel wider within the locality dropping off
their offspring. This will also make a major contribution to the
employees' quality of life.
! Provision of mixed use development within the site which would
virtually eliminate the occupants' need to commute.
! Provision of leisure, recreation and top up convenience retail facilities
on site to retain employees within the site as much as possible in
lunch breaks and after work.
Buildings will be designed and constructed to meet recognised
sustainability standards. All homes will achieve Code level 3 as a
minimum, and non residential building designs will align with BREEAM
requirements. A full sustainability and energy strategy will be developed
for the site.
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5. Design Principles
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a) Developable area of site

81.7m

FB

Manor Farm

The site is subject to three major constraints on
its development which are

0.9

1m

RH

Old Manor
Farm

FB
BM
81.99m

2171

Moat

The
Mill

Dra

in

Kennels

Def
De

f

FB
Und

TON
BROUGH

CS
Co Const,

FLOODPLAIN

Ward

1.22

Bdy

ED and Ward

Bdy

CS

0.91m RH

m RH

2

FB

RIC

Weste

HM

ON

D

ED and

LANE

! floodplain : given the national, regional and
local importance of flooding issues,
buildings should not be constructed within
the identified floodplain on the site

81.4m

RO

h
nd Ditc

AD

FLOODPLAIN

41

(a)

Def

Moat

SCHEDULED
ANCIENT
MONUMENT

ED
and

(a)

rd Bdy

31

Was

81.4m

1.22

27

2550

m RH

0246

Moat

83.7

13

D

179

BM

ND ROA

RICHMO

! Scheduled Ancient Monument : the
Broughton Parva moated manor site is of
national significance. The site and its setting
should be protected from development.
6m

82.60m
81.99m

83.52m

208

11

Wes
tend

218

NE

N LA

TO

GH

OU

BR

Ditch

3

1.2
2m
RH

D

MON

RICH

ROAD

347

83.21m

1

357

MAIN DEVELOPABLE AREA

Def

LB

Pumping
Station

FF

83.82m

TRI

NG

ROAD

0124

276

ED

BM 82.59m

Wa

Und

and
rd

MAI
N
PAR BUSINE
K AC
S
CES S
S

Bdy

ED

and

War

d Bdy

288
290

CR

2

83.2m

7
3

OVE

4

6

(PH)

Weston Mead Farm

ASTO

N CL

1

BED
GR

The Duck

INT

ON

ROAD

2

BEA

Ake

UFO

RT

65

CLO
SE

man

Stre

et
ROM

9

85.04m

AN

ROA

D

7

41

43

46

52
CH

Ditch

1

Path (um)

22

19

Westend

TCB

38

Allotment Gardens

SEC
ON
ACC DARY
ESS

27

VE

LB

EC

AV

K

DG
RO

EN

UE

LB

85

ASTO

LB

EC

K

2

AV

85a

EN

85.34m

48

10

43

19

83

3

UE

INTO

eet

ROAD

N RO

AD

87.9m

2900
A 41

101

A 41

1300

23

0006

105

81

52

45

14

N CL

an Str

AN

Hotel

Hotel

BEDGROVE

LD

1

9

WE

BURN
HAMS
FIE

BM

86

33

.79
m

BE

1

85.34m

BM 87.72m
Akem

ROM

NEW ROAD

WE

36

71

87

69
86.26m

4 to 7

! Main sewer : a 825mm sewer runs across
the southern end of the site. As access may
be required to it at any time by the statutory
undertaker responsible, this must either not
have buildings constructed on it or be
diverted. Diversion is exceptionally
expensive. A more economic approach is to
avoid siting buildings on the sewer and its
6m ( 3 m each side ) easement.

111

1800
Hotel

Areas Most Likely To Flood

Scheduled Ancient Monument

Extent Of Flooding Unknown

Main Developable Area

Sewer

Plan 11
Developable area of site.
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Looking at these constraints, it can then be seen which part of the site is
available for development. This is illustrated on Plan 11. It shows that the
developable portion of the site has been compressed by the floodplain
and Scheduled Ancient Monument so that it has been elongated to run
parallel with the A41. This produces a net developable area of 21.78 Ha
which compares with the site's gross area of 35.65 Ha.

Diversity

b) Design Principles

! The creation of a central
square or plaza that offers
a mix of uses including
retail; food and drink; and
a leisure/recreational
facility e.g. sports facility,
gym or hotel

Although the site has a number of
significant constraints to
development, they also offer a
number of opportunities, which can
help guide the form of any new
development. For example, the
Scheduled Ancient Monument and
floodplain areas must remain
undeveloped and can be
incorporated into the landscaping
scheme as open space, which in
turn can act as a buffer between the development and the open
countryside.
In line with the guiding principles set out in the Government's design
publication By Design (CABE, 2000), and taking account of local planning
policy objectives and the site constraints, the following design principles
are proposed in order to shape future development proposals:
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Aim: To create a mixed-use business park, with an active core that
provides a range of uses and facilities encouraging activity beyond the 9
to 5, drawing in people from the surrounding area and acting as a new
local centre for the local community.

! The inclusion of residential units
within a residential quarter to compliment the mix of employment,
retail and leisure uses, to ensure activity beyond the business day.
Character, Continuity and Enclosure
Aim: The creation of a well-designed and detailed mixed use business
park, expressing a strong and compact form while integrating and
harmonising with the existing settlement and the open countryside.
!

Establish a strong urban form through key frontages and building lines
addressing the various access routes through the site.

Aston Clinton Road MDA, Aylesbury
Design Principles

!

Create a varied and interesting townscape through the manipulation
of public realm and built form.

! Establish a dynamic and distinct palette of materials combining both
modern and vernacular elements to allow flexibility while retaining
some continuity.

!

Create a high quality residential quarter with a range of residential
units set within a safe and secure environment with a range of private
and public spaces.

! Consideration to the scale of the public realm, creating route ways
with an identifiable character and a comfortable sense of enclosure.

!

Create an appropriate setting for the Scheduled Ancient Monument,
incorporating the floodplain area and the existing trees and
hedgerows along the northern boundary.

!

Create an appropriate setting for Bear Brook, which facilitates
appropriate integration between users of the site and its current value
as a wildlife corridor.

!

Fully integrated landscaping with structural planting to the periphery,
tree lined frontages and avenues.

! Sites to be developed to encourage efficient high-density
development establishing a strong urban form.

! The density of new development should both harmonise with the sites
surroundings and yet also realise the development potential of the
inner core:
- Low density and reduced massing along the northern and
eastern edges to create a sensitive edge adjacent to the open
countryside.
- Medium density urban grain along the Aston Clinton Road and
into the centre of the site.
- High density with an urban grain around the central core
! Establish a common architectural theme and design cues for the
roofscape and building fenestration e.g. use of glass atriums for
reception/circulation areas.
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Quality of the public realm

Legibility

Aim: To create a rich, safe, high quality public realm for employees,
residents and the local community to enjoy.

Aim: To create a highly legible layout, with identifiable focal points and
landmark buildings.

! Create a hierarchy of public spaces that integrate all uses with the
established movement network.

! Create a landmark focal development in the south western corner
facing onto the Aston Clinton (A41) and Broughton Lane roundabout
to act as a gateway marker for both the site and the eastern edge of
Aylesbury.

! Within residential quarter provide a range of landscaped public and
private space with pedestrian and cycle links through to the
surrounding countryside, the
mixed use core and employment
areas.

! Create a landmark focal development in the south eastern corner of
the site facing the Aston Clinton Road (A41).
! Establish a hierarchy of pedestrian routes permeating the site.

! Within these spaces provide for
pedestrian and cyclists needs
over that of the car, through
pedestrian priority areas and
imaginative traffic speed
reduction techniques.
! Establish a strong landscaping regime throughout the development
that is both attractively designed and functional in terms of the local
microclimate.
! Use a palette of high quality materials that adds to the character of the
area
Ease of movement
Aim: To fully integrate with the existing movement network of Aylesbury
and the countryside beyond.
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! Incorporate other landmarks and way markers to help people's
navigation through the site.
Adaptability
Aim: To create a development that through a range of different buildings
can respond to changing social, technological and economic conditions.
! Provide a range of different employment buildings of varying sizes
that offer flexibility and adaptability for subdivision or expansion.
! Establish a hierarchy of B1 space that can cater for the potential
lifecycle of a business, from working at home or renting some office
space, to small business units and on upwards to large scale
businesses.
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Better Places To Work - 2005 CABE and Llewelyn Davies Yeang
Building for Life - CABE and Home Builders Federation
These guides establish good practice in the construction of employment
generating development and residential schemes respectively. They
promote design excellence and encourage new development to respond
to the environment in which they are located and the needs of users.
The principles set out in 'Better Places to Work' include:
Ease of movement and legibility
Workplaces that are located to be accessible by a wide range of transport
modes, including foot, cycle, public transport and car.
Character, quality and continuity
Workplaces that exhibit a strong positive relationship with surrounding
areas, services and facilities.
Diversity
Workplaces that contribute to the vitality and viability of their locality by
providing, adding to, and supporting a mix of complementary uses.

Management
Workplaces that are designedto accommodate systematic management and
maintenance regimes so that quality and consistency are maintained.
The principles set out by Building for Life are similar but relate principally
To residential schemes and include:
Character
Development should encompass distinctive character, legibility, well
structured layouts and respond sympathetically to existing buildings,
landscape and topography.
Roads, Parking and Pedestrianisation
Principals include pedestrian, cycle and vehicle friendly environments,
integrated parking layouts which do not detract from the street scene
integration with surrounding road, paths and development, overlooked
public spaces and pedestrian routes.

Sustainability
Workplaces that minimise energy use through design, both during
construction and in occupation.

Design and Construction
Buildings should be adaptable and modern standards of construction for
improved sustainability should wherever possible be integrated within
Schemes.

Adaptability
Workplaces that are able to accommodate changing requirements,
including responding to changing market forces practically and cost
effectively.

Environment and Community
Development should provide access to public transport, include measure to
reduce its environmental impact, provide a mix of development and be well
served by supporting facilities such as a school, shops and play areas.
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C) Adaptability
The Adaptable Masterplan
The Masterplan has been designed to allow for change as the Business
Park is implemented and market requirements evolve. The spatial layout
takes the form of perimeter blocks within a network of roads and
pedestrian routes. This form enables the site to be separated into
individual components, or combined to form a larger plot capable of
supporting a major employer. This approach also enables flexibility in the
phasing of development and bringing forward alternative uses if so
required
The proposed network of roads and pedestrian routes are carefully
considered and integrated into the plan, the proposed hierarchy will
allow the site to cater for changes in transport requirements as the mix of
uses alters over time.
The Adaptable Building
An integral part of sustainable development is to consider the entire
lifecycle impact of the building. Energy is used for the extraction and
manufacturing of the building material, transportation of the material, the
construction process, the running and maintenance, the deconstruction
process and the disposal. This process is highly energy intensive.
Therefore, it is essential that the building designer consider the buildings
impact in the long term.
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Buildings that are functional, durable, adaptable and attractive are far less
likely to become obsolete. The warehouses of the industrial revolution in
many cities across the country have in more recent times been converted
to other uses, such as offices, workshops, and apartments. These
buildings originally built for storage and manufacturing purposes, were of
a design that was easily converted to an alternative use.
In contrast to this the warehouse units constructed in the 1960's and
1970's were designed for a single purpose and due to the inflexibility of
the design, the lack of durability and their unattractive appearance within
soulless industrial parks, they do not lend themselves to updating or
conversion to an alternative use.
Adaptability must be seen as an important part of sustainable building
design. The level of adaptability can be measured by:
!
!
!
!

The ease in which the buildings spatial arrangement can be reorganised
The ease of change to accommodate a new use
The ease by which new technology and services can be added to
the building
And the ease by which people of differing physical abilities can use
the building

The flexibility of new buildings to accommodate changes in market
requirements, and therefore, remain a viable proposition to new tenants,
is vital to the long-term sustainability of new business parks.
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Spatial flexibility in the design of buildings is essential in order to
facilitate changing requirements. The building design should
consider the following:
!
!

!

Vertical routes for services both utility and technology
should be sited so as to maximise the flexibility of the space.
Wide structural spans allow for removal and repositioning of
walls without requiring expensive and resource intensive
alterations.
The ease by which new systems can be installed and
catered for in terms of size should be planned for.

In adopting these design principles the site will be able to meet not
only the short term requirements of Aylesbury's business sector
but will contribute towards the towns needs in the longer term be
they the need for more business space, or for additional residential
space.

Buildings within the site will therefore be designed to be adaptable and
flexible in the long term. Although the site will be designed with the aim
of providing mainly employment based floorspace within the office and
research and development sectors, the buildings will be constructed so
that they can be converted to other uses fairly easily if that is required in
the longer term ( 20 years plus ).
The development of the site along perimeter block principles introduces
a degree of flexibility this configuration can provide both general
industrial floorspace or residential accommodation if that is required as
well as office floorspace. Similarly, the buildings themselves can be
designed structurally to be largely open plan within their individual
storeys. Dividing walls within the storeys can be non-structural so that
they can be added to or removed without requiring expensive and
resource intensive alterations.
These design principles will allow the site to meet Aylesbury's short, medium
and long term requirements within the general context of sustainability.

To pursue the objectives of sustainability in the long term, it is
important that modern buildings are designed so that they can
accommodate both their immediate proposed uses and a range of
alternative uses without requiring expensive reconstruction and
alteration. This is in contrast to many industrial areas built in the
1960's and 1970's where buildings are now obsolete but can not
accommodate other uses without time consuming and expensive
redevelopment. Designing in adaptability in new developments
will allow them to adopt flexibility to changing circumstances and
market requirements and will reduce the requirement to invest
scarce resources in expensive building projects.
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D) Concept plan illustrating the potential
Using these guiding principles there are a number of ways the site could
be developed. The concept plan (see page 30) demonstrates how these
principles could be translated onto the site. The design of individual plots
will require further consideration in subsequent detailed submissions,
while remaining in line with the overarching principles.

!

A mix of B1 uses including:
- Innovations Centre and Enterprise hub mix of tenures and
adaptable floor spaces to facilitate innovative new business
development; close to mixed use core with links to residential
areas.

The main elements of the plan are as follows
! A focal building located at the prominent south west corner.
! Focal building on the south eastern side of the development.
! Strong frontage along the A41 graduating down to in height towards
the Scheduled Ancient Monument and the open countryside.
! Creation of a mixed-use core at the heart of the site, incorporating a
small scale retail element with residential flats above around a public
square. This would be linked across the road to the POS for the
housing, forming a strong core for the site and linking visually to the
open countryside beyond.
! A primary distributor road arcs through the site from the western
access point off the A41 to the southwest round to the eastern access
in the southeast.
! A residential quarter including a range of residential units in the
western part of the site.
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! Clear hierarchy of route ways through the site, with a fully integrated
pedestrian/cycle network permeating the site and linking into the
existing surroundings.
! A 15 metre landscaped buffer, incorporating pedestrian and cycle
way, between the new development and Broughton Parva Moated
Manor earthworks to protect the site's archaeological remains and it's
setting.
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Office Core
Design Principles
The aim of the office core is to create a high quality business location.
Getting the design right is a fundamental element in this, not only
creating an environment which is pleasant for those using it, but also
ensuring the style, specification and configuration of the built space
created meets occupier needs and expectations.
A central avenue will arc through the centre of the site which will provide
the opportunity to create an interesting journey through the
development, with legibility enhanced by careful massing and taller
buildings at key locations. The design and location of buildings along the
A41 frontage will need to take account of the amenities of the existing
residents
Density
The office core will be built out at a density of at least 13,800 sq ft (NIA)
per acre ensuring best use is made of the land by adhering to the design
principles.
Heights and Massing
The Central Avenue
The buildings will be laid out to provide an attractive journey along the
central avenue, with buildings facing onto the street, the massing
allowing for views into and out of the development.
Development Cores
The buildings in the centre of the site and facing onto the central
roundabout at the heart of the site will provide the main focal points for
the office core, providing the opportunity for larger units up to 4 storeys.
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Plan 13
Illustration of office core.
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Car Park Design
Whilst essential to the development, it is important that parking does
not dominate the visual appearance of the scheme. Accordingly, the
design will avoid the creation of large areas of car parking by dividing
the surfaced areas into smaller blocks, with landscaping helping to
soften the appearance. All buildings will have parking spaces adjacent
to their entrance (including disabled spaces) to improve accessibility.
The buildings facing directly onto the central avenue or Aston Clinton
Road (A41) will not have parking between the building frontages and
the road. Car parking within the site will be designed incorporating
sustainable drainage principles.

The Central Core will include a retail element such as a convenience
store with cafes and restaurants grouped around a central square
facing the public open space within the residential quarter. This
facilitates linkages between the commercial and residential elements of
the development, provides a natural, landscaped route for the existing
right of way and allows the site to link visually to the open countryside
beyond. Care needs to be taken with the detailed design of this area to
ensure pedestrian movement is prioritised with low vehicle design
speeds and adequate pedestrian/ cycleway crossing points.
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Mixed Use Principles

Porphery Setts
And Cubes

Achieving a mixture of uses is essential in encouraging activity and
diversity beyond the 9 to 5 working week. Incorporating residential and
other uses within the development is essential if Aylesbury is going to
achieve this objective.
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r ed
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The residential quarter, mixed use core and hotel and gym uses are
therefore essential to create a vibrant development which encourage
and ensure activity outside of the working week.
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Moreover, the site has a significant archaeological constraint in the
form of the Scheduled Ancient Monument. The concept masterplan
proposes a significant stand off area to preserve the setting of the
monument. Nevertheless, the location of housing development nearest
to the Scheduled Ancient Monument makes it easier to integrate the
built form of the development into its landscape and historic context, as
opposed to commercial development. The latter tends to have larger
building blocks.
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Plan 14
Illustration of central square and mixed use core.
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6. Development Obligations
The following obligations will be required from the development of the
site and will be the subject of legal agreements and / or conditions in any
subsequent planning submissions
! Off site road improvements: traffic lights at Broughton Lane canal
bridge; traffic lights at new access points and New Road / A41
junction; measures to prevent rat running through residential areas.
! Developer contributions to improvements to Tring Road PPTC to
secure bus priority.
! Offsite pedestrian / cycleway links, across A41 and Broughton Road
and into countryside to north and east

! Surface water attenuation on site
! Provision of affordable housing within the residential development
proposed
! Contribution to the provision of education in the district
! Open landscaped spaces within the residential development
! Sustainable construction

! Increase in bus services to and from the site.
! Travel plan
! Archaeological investigation of the development site as required.
Preservation of the SAM.
! Ecological investigation ( accommodation of badgers, further surveys
of streams and site in spring and winter )
! Landscape phasing
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! Marketing strategy
! Triggers for the delivery of the employment land
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7. Support Info For Outline Application
The following information will be required as part of any subsequent
submission for outline planning permission :

d) Heads of terms of draft legal agreement to be attached to any planning
permission

a) Supporting Planning Statement
b) Design and Access Statement
c) Environmental Statement to include assessments of
! Hydrology and soils
! Archaeology
! Landscape
! Ecology
! Transport
! Agriculture
! Rights of way
! Cultural heritage
! Pollution
! Sustainability
! Socio economics, infrastructure and safety

For further information consult the AVDC Application Checklist for Major Applications.
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8. Stages Of Development

Development Brief
!
!
!
!

Approval of Draft for consultation
by Aylesbury Vale District Council
Public consultation
Assessment of comments
Formal adoption of revised
Development Brief by Aylesbury
Vale District Council.

Outline Planning Application
!

!
!
!

!
!
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Pre application discussions with
Aylesbury Vale District Council
officers
Submission of outline planning
application
Consultation period
Consideration of application by
Aylesbury Vale District Council
Development Control committee
Draft and finalise Section 106
Agreement
Grant of planning permission

Submission Of Reserved Matters
!
!
!
!

!

Pre application discussions as
necessary
Submission of reserved matters
application(s)
Consultation period
Consideration of application(s) by
Aylesbury Vale District Council
planning committee
Grant of reserved matters

Start of
building work
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Appendices
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Appendix i : Archaeological Constraints

! Fields to the west and north of the moated manor needs to be kept free from development to protect the
Scheduled Ancient Monument and its setting
! Long term management and preservation of the SAM needs to be secured
! Archaeological investigation of the southern part of the site along the A41 will be required given the Roman
history of Akeman Street and mitigation provided as appropriate
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Appendix ii : Landscape Strategy

! Protection of the Scheduled Ancient Monument

! Create a new network of footpaths and cycleways within the site

! Ensure the northern boundary of the development area is semi
permeable

! Underground power lines

! Use any surface water balancing lakes as landscape features
! Subject to flood plain constraints, plant additional trees within site and
retain good quality trees and hedgerows

! All structures including buildings, car parking, and pathways will need
to be set back 8 metres from the top of the bank for the entire length
of Bear Brook. This is to improve ecological habitats along this wildlife
corridor and also to allow maintenance of the main river.

38

Aston Clinton Road MDA, Aylesbury

Appendix iii : Further Ecological Investigation

! Specialist survey of the site's badgers and a clear strategy agreed for their accommodation within the development of the site.
! Survey for water voles along the site's northern boundary stream.
! Further surveys of the site in winter and spring to check for over wintering and breeding birds.
! Netting of the streams to check for species.
! Assessment of the hedges within the Scheduled Ancient Monument.
! Bats and Black Poplars survey
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Appendix iv : Services & Utilities
Water Supply

Gas

A 10” water supply pipe runs along the northern verge of the A41 and
may be affected by the construction of access points into the site.

200mm medium pressure gas pipes run along the northern verge of the
A41 in the south eastern corner of the site. These may need to be
diverted for access points to be constructed. Sufficient capacity exists in
the area to service the site.

Foul Sewers
An 825 mm foul sewer is located within the site 40m from its southern
boundary. The sewer has a 6m easement ( 3 m either side ) and can not
built over. Diversion would be exceptionally expensive. This is a major
constraint on where buildings can be sited.

Telecoms
Both BT and NTL cable services are available in the area.
Other Services

Storm Sewers
None lie within the site but there is no capacity within the surface water
system for the area. Soakaways or discharge to watercourses are to be
investigated. Percolation tests will be required given the type of clay soil
on the site.

No other pipelines are affected by the development. No National Grid
pylons are affected.
Adequate water supply infrastructure, and adequate waste water
drainage will be provided to accommodate the proposed development.

Electricity
No electricity apparatus is directly affected by the development of the
site. However, the National Grid system in the area needs to be upgraded
to service the development of the site.
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