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CHAPTER 1 - INTRODUCTION

A Conservation Area was designated at Hulcott on the 19th July 1989. The
Conservation Area includes the central green and most of the buildings within the
village.

The Conservation Area at Hulcott has been reviewed for the following reasons;

� The District Council has a statutory duty under The Planning (Listed
Building and Conservation Areas) Act 1990 to review ‘from time to
time’ the Conservation Areas within their boundaries. 

� In the years since Hulcott was designated as a Conservation Area
changes have occurred that have had an impact upon the boundary.

� The appraisal document which justifies Conservation Area status needs
to be updated in line with current accepted standards.

This following appraisal identifies changes to the 1989 boundary and attempts to
qualify those characteristics that make Hulcott special and worthy of Conservation
Area designation. It is acknowledged that this document cannot be completely
comprehensive and where buildings, features and spaces etc. have not been
specifically identified, it should not be assumed that they are of no significance.

1 Planning (Listed Building and Conservation Areas) Act 1990 Section 69.1 and 2
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CHAPTER 2 - PLANNING POLICY

Section 69.1a of the Planning (Listed Building and Conservation Areas) Act 1990, places a
duty on local planning authorities to determine which areas within their district are of ‘special
architectural or historic interest the character or appearance of which, it is desirable to preserve
or enhance’. Once identified these areas should be designated as Conservation Areas and
regularly reviewed. As part of the designation and review process it is important to produce up-
to-date appraisal documents that support and justify designation and which can be used to
inform planning decisions affecting Conservation Areas.

The principal purpose of Conservation Area designation is the official acknowledgement of the
special character of an area. This will influence the way in which the Local Planning Authority
deals with planning applications which may affect the area. Within Conservation Areas,
permitted development rights are restricted, which means that applications for planning
permission will be required for certain types of work not normally needing consent. A list of
the type of development that is 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.

The process of public consultation adopted in the production of this document is laid out in
the Aylesbury Vale District Council’s Statement of Community Involvement, as adopted in
October 2006. 
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CHAPTER 3 - SUMMARY

Despite its proximity to Bierton and the busy A418,
Hulcott is a quiet backwater. Small in scale, the village
has a contained feel and consists of a handful of buildings
located around a central village green. The overall
character is one of a picturesque rural idyll. This is in
fact, a deliberately engineered appearance resulting from
the alterations to existing buildings and the construction
of new buildings in the Picturesque manner during the
latter half of the 19th century by Baron Lionel and Sir
Anthony de Rothschild. The 19th century character or applied character of most of the
buildings within the village gives it a very homogeneous appearance which, combined with its
small size and contained morphology results in a very cohesive environment. Yet the impact of
the more distant past is also evident in the form of the 14th century All Saints Church and the
remnants of a medieval manor complex located at the north-eastern corner of the village.

Modern development has had very little impact upon the village, and the lack of kerbs,
pavements and street lighting enhance its rural and unspoilt character. The village and
individual buildings are well maintained. 

The tree lined green at Hulcott
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CHAPTER 4 - LOCATION AND CONTEXT

Location
The village of Hulcott is located in the south-
eastern corner of the Vale of Aylesbury in
Buckinghamshire. It lies approximately 3 miles
north-east of Aylesbury and half a mile north-east
of Bierton.

Half a mile to the west of the village runs the busy
A418, which links Aylesbury and Leighton
Buzzard. Two branch roads lead from the A418 to
the village. 

Context
Hulcott is a village of two ends. One end of the village consists of 14 buildings including a
nursing home, manor and church arranged around a central village green. Modern
development is limited and the village retains its historic form. The other area of the village
flanks the former Rowsham to Bierton turnpike road and contains Grove Farm and land once
owned by the Mercer’s Company and Earl Temple. A new road (A418) built in the 1950s
bisects the two ends. The increase in traffic along the A418 in recent years accentuates this
separation, and the ‘turnpike end’ is now assumed to be part of Bierton. This ‘end’ has been
included in the Bierton (Rowsham Road) Conservation Area (reviewed in 2008).

Aylesbury

Buckingham

Hulcott

Map showing the location of Hulcott
Not to any recognised scale

Crown copyright. All rights reserved.
Aylesbury Vale District Council. LA 100019797 2009

C

Rowsham end 
of Hulcott
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There are a number of working farms in and around Hulcott, but agriculture no longer forms
the economic mainstay of the village. Today, the majority of the working population of Hulcott
travel outside the village to work. The location of Hulcott allows the working population of
the village to access local employment centres such as Aylesbury, Leighton Buzzard or Milton
Keynes or to travel further afield to London or the Midlands. 

The population of Hulcott in 2001 was 150. There is a high proportion of older people living
within Hulcott, largely due to the location of a nursing home within the village. 

Landscape Setting
Below is a map showing the landscape character areas surrounding the settlement of Hulcott.

Hulcott is located within the Bierton Ridge Landscape Character Assessment Area. This small
area encloses a single low lying ridge running in a roughly south-west to north-east direction
above the Southern Vale. The area is dominated by the village of Bierton which is situated on
the southern slopes of the ridge. Bierton is a linear settlement which is strung out for
approximately a mile along the busy A418. Hulcott is situated at the eastern end of the ridge
and is situated at approximately 80m above Ordnance datum.

To the north-west of the ridge, land falls away relatively steeply down into the Thame Valley.
To the south, the fall in gradient is much gentler as it descends into the Hulcott Vale. The

Map showing Landscape Character Areas around Hulcott
Aylesbury Vale Landscape Character Assessment May 2008 - 
Aylesbury Vale District Council, Bucks County Council, Jacobs

Not to any recognised scale

Crown copyright. All rights reserved.
Aylesbury Vale District Council. LA 100019797 2009
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Hulcott Vale landscape character area encloses Hulcott to the north, east and south. It is
predominantly a low lying landscape which wraps around the Bierton Ridge and extends
southwards to the Southern Vale. It contains a network of streams which are fed by water from
higher ground to the north and from the Chilton scarp to the south-east. 

Hulcott sits on a subsoil of Portland Beds and Kimmeridge Clay and the surface is clay. The
heaviness of the soils means that the area is unsuitable for arable farming and therefore the
landscape is characterised by grassland used for pastoral farming with small areas set aside for
arable. Very little of the pre-18th landscape survives and where historic field patterns are still
evident they date from the period of the 18th-19th century Parliamentary Enclosures.
Woodland is relatively sparse and confined to small pockets of broadleaf woods. The only
settlement within this area is Rowsham (located to the north of Hulcott) and elsewhere the
area is relatively sparsely populated. As a consequence the area surrounding Hulcott has a
strongly rural character.

The Thistle Brook forms the boundary of Hulcott with Wingrave cum Rowsham parish.
Hulcott had at least three village ponds and the water from these flowed through both the
moat and the fishponds on its way to Thistle Brook. However the water table in the area has
been lowered, the moat is now shallower than it was previously and the village ponds are
generally dry.

To the south-west of Hulcott and Bierton is the urban centre of Aylesbury. 
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CHAPTER 5 - GENERAL CHARACTER AND PLAN FORM

Hulcott is a small nucleated village with houses set around a central village green. The green is
roughly rectangular in shape. Today there are two points of access which lead in and out of the
village, one leading to the west from the north-western end of The Green and one leading to
the south-west from the south-western corner of The Green. The buildings, farms and church
are located around the periphery of The Green.

A significant part of the character of the village is the siting of the buildings and the spaces
between them. All Saint’s Church, The Manor House and the moat are all located along the
eastern side of The Green. The 17th century Church Farm and a group of four semi-detached
19th century cottages enclose the northern side of The Green. The 17th century Ivy Cottage
and Cobweb Cottage which are interspersed between the 19th century Manor Cottage and
flamboyant former School House designed by George Devey form the western side of The
Green. The substantial former Rectory (now nursing home) altered by Devey enclose the
southern end of The Green. 

Modern development has had a very limited effect on the character and appearance of the
village, with only four buildings dating from the 20th century. The remaining buildings within
the village are either listed or of local note (see Asset sheets in Appendix IV of this document). 

Moat

The Moat House

The Granary

The Field House

The Manor
House

All Saints Church

The Green

The Bungalow

Rectory
House

Nursing Home
Cobwebs

Oakwood House

Stables

Manor
Cottage

Ivy Cottage

The School
House

1

4

Church
Farm
House

C15 & earlier

C16 & C17th

C18, C19, & turn of C20th

late C20th

1989 Conservation Area boundary

Map showing construction periods

of properties within Hulcott

Map showing construction periods of properties within Hulcott

Not to any recognised scale

Crown copyright. All rights reserved.
Aylesbury Vale District Council. LA 100019797 2009

C
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CHAPTER 6 - HISTORIC DEVELOPMENT AND FORMER USES

The information contained within this section is drawn heavily from essays and research kindly
provided by Honor Lewington.

Origins, Historic Development and Archaeology
Despite the lack of early documentary evidence, surviving archaeology suggests that there was
settlement close to Hulcott area dating back to the Iron Age1 . The village lies close to the
important Roman road Akeman Street, which went from Verulamium (St. Albans) to
Cirencester, now the A41 through Aylesbury. 

The area around Bierton and Hulcott shows evidence of extensive ancient and Roman
settlement. A Roman villa was discovered near a spring, now St. Osyth’s, in Bierton a short
distance to the south-west of Hulcott.

The name Hulcott is thought to derive from the old English words hulu and cot and means
hovel-like cottages.

Hulcott is not mentioned in the Doomsday Book of 1086 and is not mentioned in surviving
documentary evidence before the 13th century. The manor of Hulcott is documented in 1254
as forming part of the Manor of Bierton which was leased in four parts called Bierton, Bierton
cum Hulcott, Bierton Stonors and Bierton Waynford. 

1 Bronze Age burials and settlement remains have been found at nearby Bierton, whilst an enclosure
and pit alignment recorded as cropmarks have been identified to the southwest of Hulcott which
may date from the Iron Age.



Located to the eastern side of the village are a series of features which have been cited as
archaeological evidence of a medieval manorial complex. The site has not been excavated, so
the exact date of this complex is not known, but is believed to have been established during the
mid to late 13th century perhaps by the first named holder of the manor, a William Graunt.
Documentation relating to William Graunt mentions a fishery in 1281 and a watermill in 1322
which may indicate the beginnings of a manorial complex. 
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The most prominent feature of the presumed manorial complex at Hulcott is the remains of a
moat which is located immediately to the east and north-east of All Saints church. The moat
measures approximately 90m square and is accessed by a brick causeway over a brick culvert on
the south side. Historical maps suggest that there was a causeway at the north-western corner
of the moat which has since disappeared. There is unfortunately no surviving documentary
evidence to date the moat. 

The outlet ditch from the moat extends approximately 150 metres to the east where it meets an
L shaped piece of water. This was thought to have been a medieval fishpond or stew pond used
for storing fish and fed by a spring lying to the south.

Approximately 100 metres to the east of the fishponds is located a series of lumps and bumps
which are laid out in the form of an E. This area would have been fed by water from the mill
leat and used to catch fish which were then farmed in the stew ponds. 

The building now known as The Manor House, located to the south-west of the moat is a
timber framed building of unknown date which is thought to have been encased in brick
during the early 17th century. No documentary evidence survives to indicate whether this
building forms the site of the original manor house or whether a manor house was built on the
moat platform. The moat platform has not been excavated and therefore it is impossible to say
with any certainty whether a building did exist on this site. During the 19th century when the
moat platform was cultivated as an orchard, building rubble was uncovered and this has been
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used as an argument to support the theory that a manor house existed here. Hulcott moat and
Manor follow the pattern of the nearby Broughton Manor. Broughton Manor House is still
located on a moat island, but is similar to Hulcott in the respect that there is a nearby
watermill and the mill leat has a similar bund. Hulcott moat is also a similar size to
Quarrendon moat, which is located a short distance to the south-west, and Bierton moat which
also at one time had associated fishponds. Both Quarrendon and Bierton show archaeological
evidence of having had a manor house on their moat platforms. Although only conjecture, the
similarity between these sites has been used to support the theory that a manor house may have
existed on the moat platform at Hulcott. If this is a correct analysis then it is also unclear when
the manor house on the moat platform was abandoned and the former Manor Farmhouse
(now The Manor House) became the principal domestic building within the settlement. 

The period between 1780
when the village was enclosed
and the late 19th century mark
a period of significant change
in Hulcott. During the
majority of this period the
estate was owned by Lord
Fortescue and during his
ownership the village
contracted in size. The
enclosure map of 1780 shows
7 small farmsteads and barns
to the north of Hulcott Green
as well as one to the south of
the Rectory and two cottages
and a farm with associated
barns on the pightle next to
the church. 
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Hulcott Enclosure Map circa 1780
Reproduced with kind permission of 

Buckinghamshire County Council Public Record Office
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By 1838 there were only five farmsteads
on these sites (divided into smaller
cottages) and the two cottages on the
pightle had been divided into four. 

By 1845 there were only four
farmsteads on these sites. The farm to
the south of the Rectory had also
disappeared. By 1888, all the buildings
on these sites had disappeared except for
Church Farm and Barns. 

At some point around 1859 and 1860,
the Hulcott Manor estate was bought
from Lord Fortescue by Baron Lionel
de Rothschild who, with the help of his
brother Sir Anthony de Rothschild and
the architect George Devey, set about
building new and altering existing
buildings within the village. The work
at Hulcott was undertaken over a period
of time and in a piecemeal fashion. In
this respect the settlement contrasts
with the more formal and planned
approach to development of estate
buildings adopted by the Rothschilds at
other villages within the vicinity such as
Waddesdon, Wingrave, Rowsham 
and Cliveden. 

13

Coolings Map 1838 Reproduced with kind permission of 
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The only building works within the village that are definitely attributable to George Devey are
the School and School House, additions to The Rectory and alterations and improvements to
the Manor House and stables. Those 19th century buildings which cannot be ascribed with any
certainty to Devey but nevertheless acknowledge his influence include the building/rebuilding
of Manor Cottage (possibly around 1863) and the four houses on the northern side of the
Green dated by a plaque on the wall to 1878. 

The impact of modern development on Hulcott has been relatively limited and the village is
characterised by its 19th century alterations rather than 20th or 21st century additions. 

Former Uses

Agriculture
Historically Hulcott was an agricultural settlement which, prior to Enclosure by Act of
Parliament in 1780, had operated a three field system established during the medieval period.
The three large fields of the manors of Hulcott and Bierton-cum-Hulcott were called Hood
Field, Middle Field and Fenne Field. After Enclosure due to the heavy and poorly drained soil,
the land surrounding Hulcott became more suitable for pasture than arable farming. 

Some of the fields surrounding the village show
remnants of ridge and furrow which dates back to the
agricultural practices prior to Enclosure.

The shape of The Green at Hulcott suggests that
greenways used to emanate from each of its four
corners which provided access routes from the village
to the surrounding fields. Over time these greenways
have become redundant and at the north-eastern
corner of The Green a wide green track culminates
after a short distance in a hedge. Other former
greenways have become footpaths or access tracks to
the rear of buildings surrounding The Green. 
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Photograph of greenway at north eastern
corner of The Green



Mills
Documentary evidence dating from 1322 and
the 16th century (when the manor was held by
the Neale family) mention a watermill at
Hulcott. There are no surviving remains of the
former mill building, but an aerial photograph
taken in 1995 shows evidence of the now dry
bed of the former mill leat which extends from
Hale Farm to the outlet ditch running east
from the moat.

During the 16th century a windmill was built
at Hulcott. The exact location of this mill is
unknown but evidence from Jeffery’s map of
the village dating from 1770 places it a short
distance to the south of the village green. There
is a field to the south of the village called
Windmill field, where a bend in the line of the
hedge encloses on three sides a flat area measuring
approximately 24 metres by 12 metres which may have been where the windmill was originally
sited. The area is exposed and has uninterrupted views in all directions. This would have been
an ideal location for a windmill. The mill at Hulcott was dismantled in 1802 and moved 8
miles away to the village of Cuddington.

15
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Jeffery’s map of Hulcott 1770



CHAPTER 7 - PERMEABILITY AND ROAD LAYOUT

Due to its small size and the arrangement of virtually all the buildings in the village around a
single central green, Hulcott is a highly permeable environment.  There are two roads leading
into Hulcott which both originate from the busy A418 either within or just outside Bierton.
One approaches from the south-west and enters The Green at its south-western corner.  The
second approaches from the west and enters the village at it’s the north-western corner and cuts
The Green in two. These are thought to have been old drovers routes evident in the wide grass
verges along the sides of the road which narrow and bend (presumably to concentrate the
herd) in their approach to The Green.  

The Green is roughly rectangular in form and a narrow lane runs around all four sides of the
southern two-thirds of The Green.  The top third is irregularly divided by lanes which lead to
the houses forming the northern side of The Green. 

Prior to the 19th century there had been two main routes leading through the parishes of
Hulcott and Bierton from Aylesbury to Leighton Buzzard. One route roughly followed the
boundary between Bierton and Hulcott and crossed the Thistle Brook via a bridge at
Rowsham. The other route went through Hulcott and used the ford to the north of the village
to cross the Thistle Brook. When the Aylesbury to Hockliffe Turnpike was set up in 1809, the
former route was chosen and the route through Hulcott northwards across the ford became
redundant. With limited passing traffic, Hulcott became a quiet backwater and did not develop
further. Another old trackway to Puttenham and Tring which exited next to The Manor House
has also disappeared. 

Hulcott Conservation Area
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CHAPTER 8 - MORPHOLOGY

The Green forms the principal focus to Hulcott.  It is situated at the heart of the village and
the historic buildings which are arranged around all four sides of The Green provide a sense of
enclosure. All the historic buildings within Hulcott face directly onto The Green, reinforcing its
status as the visual focus of the village.  Historic buildings located along the western, northern
and southern sides of The Green are positioned towards the front of their plots and close to the
edge of the lane.  Historic buildings located on the eastern side of The Green are situated
further back from the lane. 

Plots on all four sides of The Green are irregular in shape and size. Those on the western and
northern side of The Green (with the exception of Church Farm House) are relatively shallow
and consistent in depth, while those located on the eastern and southern sides of The Green are
relatively large.

The majority of the
historic buildings in
Hulcott either sit
directly onto The
Green or are
divided from it by
simple low level
fences.  Exceptions
to this are the brick
boundary wall that
encloses The Manor
House and the
ornate brick wall
that runs along the
western boundary
of All Saints
churchyard.  Sadly
this wall was
damaged in the
1987 storm and has
fallen into a serious
state of disrepair.
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CHAPTER 9 - OPEN SPACES AND TREES

Trees and vegetation form a fundamental part of the
character of Hulcott. The village is dominated by the
central village green around the edges of which are
planted a number of lime trees. The lime trees were
planted around in 1860, but after storm damage in
1987 a number had to be replaced. These trees define
the form of The Green and provide a visual contrast
in their organic forms to the hard outlines of the
buildings that face onto them. The trees also interrupt
views across The Green, partially obscuring the
outlines of buildings and helping to reinforce a sense
of enclosure. In addition these trees are a constant
reminder of the rural setting of the village.

Trees also visually reinforce important buildings or
structures within the village. They enclose the
churchyard of All Saints Church, they follow the line
of the moat to the north-east of the church and they
form a backdrop to views of Devey’s former Rectory.

Hedgerows are also important within the village.
They form the boundaries to the two roads
approaching Hulcott effectively masking any
preliminary views of the village and therefore helping to retain a sense of expectation as the
village is approached. They provide enclosure, reinforcing the narrowness of the lanes which
then open out into the contrasting space of the village Green. At the north-eastern end of
the village, the hedgerow forming the boundary to the small field to the north of All Saints
Church helps to define the edge of The Green.

To the east of Hulcott where the new Conservation Area boundary has been extended to
include the former manorial site, groups of trees run along the edge of field boundaries and
follow the course of the ditch. Often sporadic in their grouping, gaps between groups of
trees reveal expansive views to the distant hills. Few trees in this area make architectural
statements, but rather form amorphous masses of vegetation that help to define boundaries
rather than contain space.

Trees on The Green

Trees around The Churchyard
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CHAPTER 10 - KEY VIEWS AND VISTAS

Hulcott is a small settlement with all the buildings set
around and facing onto a central green. Therefore the
focuses to views within the heart of the village are the
individual buildings which line The Green, in particular
landmark buildings such as All Saints Church, The
Manor House, The School House and the Nursing
Home (former Rectory). These buildings are visually
dominant due to their scale and/or decorative detailing.
Views of them are typically seen against a foreground of
the wide grass area of The Green and the organic forms
of the trees that populate it. During the summer months
these trees can partially obscure views across The Green.

Glimpsed views of the countryside can be gained through
the gaps between the buildings. These glimpsed views
help to reinforce the rural character of the village and
create the impression that the buildings sit within rather
than dominate the surrounding landscape. 

Fine uninterrupted views of the landscape surrounding
Hulcott are obtained at the north-eastern and south-
eastern ends of the village. These views are accessed
along the field to the north of the moat and at the south-
eastern end of Hulcott from the path that leads along the
southern boundary of Field House.

Views to the west are also gained from the footpath which runs across fields a short distance to
the south-west of 1, The Green. These views are less expansive in their character than those to
the east due to the rising gradient of the land and the hedgerows which form the boundaries to
the fields.  Views along the two access roads into the village are also truncated by gentle bends
and the high hedgerows which bound them. 

A public footpath leads eastwards from Hulcott following the course of the ditch leading from
the moat towards the Thistlebrook. Trees sporadically planted along the ditch partially obscure
views, but where gaps do occur they reveal expansive views south-eastwards towards the
Chiltern hills. To the north-east Wingrave can clearly been seen.  

20

View of The Manor House 

View across The Green 
towards The Old School
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CHAPTER 11 - KEY BUILDINGS

Within Hulcott there are a number of important buildings. These include not only listed but
also unlisted buildings that make a positive architectural, historical or visual contribution 
to the village.

Local note buildings are unlisted buildings which are not of listable quality but nevertheless
make a positive contribution to the character of the Conservation Area. These buildings are
identified on the map below and described briefly in Appendix IV of this document.  

Moat

The Moat House

The Granary

The Field House

The Manor
House

All Saints Church

The Green

The Bungalow

Rectory
Cottage

Nursing Home
Cobwebs

Oakwood House

Stables

Manor
Cottage

Ivy Cottage

The School
House

1

4

Church
Farm

House

Pond

Listed buildings

Local note buildings

Key historic buildings

Hulcott

Map showing key buildings

New Conservation

Area boundary

Not to any recognised scale

Crown copyright. All rights reserved.
Aylesbury Vale District Council. LA 100019797 2009
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CHAPTER 12 - ARCHITECTURAL FORM

Age
The oldest surviving building in the village is the Church
of All Saints which dates from the 14th century with
additions dating from the 16th century. Several domestic
and agricultural buildings have 17th and 18th century
origins, but the majority of these were altered during the
19th century. Several buildings including the stable and
boundary wall of The Manor House, The School House
and Hulcott Nursing Home were built or altered in the
latter half of the 19th century to the design of the well
known architect George Devey.

Types of Buildings
Considering the size of the village, an eclectic mix of
building types survive, including ecclesiastical (All Saints
Church), public (The School House), Polite (The
Nursing Home/former Rectory), substantial farmhouses
(Church Farm House), simple vernacular cottages
(Cobwebs, Ivy Cottage), 19th century labourers cottages
(1-4, The Green) and agricultural buildings (The Moat
House, The Granary, The Field House and utilitarian
buildings at Church Farm House and The Manor
House), commercial (The Nursing Home/ former
Rectory). There are no public houses within the village. 
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14th century All Saint’s Church

17th century Ivy Cottage

18th century barn at  
Church Farm

19th century Nursing Home

Agricultural building
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Design Influences
Despite their 19th century makeovers the oldest buildings
within the village are vernacular in scale and form. Key
elements of their character include their haphazard planning,
their relatively modest scale and simplicity of form. Pre-19th
century buildings in Hulcott were constructed of timber and
the box-framing and large panels infilled with mixed local
bricks are still evident in some buildings such as Cobwebs.
Of particular note is the way in which the 19th century
alterations within the village pick up on these simple
vernacular nuances evident in the pre-19th century
architecture of the village and transform it into something
altogether more sophisticated. Buildings such as The School
and School House, and the former Rectory associated with Devey have been carefully contrived
to superficially give the appearance of haphazard development. The use of materials such as
close stud timber framing and regular brickwork is a reference to, but development of, the box-
framing and mixed local brickwork found on earlier buildings within the village. 

The buildings constructed or altered in the village
during the 19th century, reflect Devey’s interest in the
Victorian Revival of the Old English style of
architecture associated with the Domestic Revival and
Arts and Craft Movements of the 19th century.
Characteristic of this style is the use of decorative
detailing such as patterned tile hanging, diaper work,
bargeboards and tall ornamental chimneys. Buildings
constructed in this style typically have steeply pitched
roofs, are often jettied, use a combination of timber
framing, rubbed brickwork and in the case of Devey
patches of stonework intended to give the impression
of being much older work. 

Form/Scale/Orientation/Gable widths
The majority of historic buildings in Hulcott are arranged around the Green and are 
orientated so that their principal elevations face onto it. Historic buildings Green range in
height between one and a half and two and a half storeys. There is a mixture of detached and
semi-detached buildings and a number are former farmhouses with utilitarian outbuildings
forming a small complex. Historic buildings were greatly altered during the mid to late 19th
century which has largely disguised their original plan form. As a result, building forms are
relatively complex in their massing with protruding front ranges, variations in gable widths,
overhanging first floor storeys and variations in ridge heights. The overall effect is one of a
picturesque style of architecture.

The School House

Rothschild cartouche
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CHAPTER 13 - DETAILS AND MATERIALS

Roofs
The majority of domestic roofs within Hulcott are gabled in form. Ivy Cottage has half hipped
roofs, but this is a roof form uncharacteristic of the other domestic buildings within the village. 

Roof forms of domestic buildings are typically complex due to
the intersection of gabled ranges and projections of varying
heights. In the case of Ivy Cottage the roof is also punctuated
by dormers. 

Roof pitches are characteristically steep (45-55+˚). Roofs are
generally laid in handmade clay tile, which have a characteristic
texture, cambered profile and reddy, orange colour. Where slate
is found it is confined to agricultural outbuildings, for example
the 19th century granary at Church Farm. 

Ridge and Eaves
There are examples of both exposed rafter feet and
decorative verge boards found on buildings in
Hulcott. Decorative vergeboards are a detail mainly
associated with buildings within the village that
were either constructed or altered in the 
19th century.

Decorative vergeboardsExposed rafters

Tiled roof

Double pile roof form Half-hipped gables
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Chimneys
Chimneys are an important element of the roofscape. They articulate rooflines, create an
architectural rhythm and, characteristically in the work of the architect George Devey, provide
the opportunity for further decorative expression. There are examples of gable end, mid ridge,
chimneys positioned within the roof plane and external stacks within the village. There are also
examples of multiple stack and pots.

Chimneys are generally constructed of brick and are unrendered. Some are plain in their
detailing, others have oversailing brick courses. The majority are square or rectilinear in shape
although the School House has diagonal shaped shafts. Particularly noticeable is the height and
elegance of the majority of the chimney stacks.

Individually and cumulatively chimneys within the village help to create interesting outlines to
roofscapes and form key visual features within views. 

26

Photographs of particularly fine examples of individual or groups of chimneys are shown below
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Walls

Timber
The buildings of 17th century origins within the village, Ivy Cottage, Cobweb Cottage and
Church Farmhouse are all constructed of timber frame, but have been encased in brickwork or
rendered during 18th or 19th century alteration work. The Manor House contains examples of
much older brickwork dating to the early part of the 17th century. Areas of original timber
framing are visible on Cobweb Cottage. 

Limited use is made of timber framing to create decorative effects. The most notable example
of this is found on a gabled wing on the north elevation of Hulcott Nursing Home. This
timber stud work may however be a more recent change and represent an alteration from the
original design. 

Infill Panels
The panels between the timber elements of the 17th century buildings in the village have been
infilled with brick although some plaster panels may survive hidden beneath later brickwork or
render. At Cobwebs some of the brickwork in the infill panels has been laid in a herringbone
pattern. 

Brick
Brick is the predominant building material in Hulcott and its
extensive use is a significant element in helping to define the
character of the buildings within the village.

Dimensions and Texture
Bricks used in the construction of buildings within the village vary
in size shape and texture according to their age. Bricks dating from
the 18th century tend to be narrower in width than standard
modern dimensions and because they were made by hand, are less
regular in form and have more textured surfaces than later mass
manufactured examples. 
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Examples of brick infill panels

18th century brickwork
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Bond
The majority of the bricks used in the construction of historic buildings in Hulcott are laid in a
Flemish bond. There are however exceptions including The Manor House where areas of
brickwork are laid in an English Bond. The majority of brick boundary walls in the village are
laid in a Flemish garden-wall (Sussex) bond). 

Colour
Historic brickwork in Hulcott is orangey red in colour. Vitrified bricks are also used within the
village to create decorative effects. Examples include the blue vitrified brickwork at The Manor
House where blue bricks are used in combination with reddy/orange brickwork to create areas
of chequered patterns.

Decorative Detail
A number of buildings in the village use brick 
to create decorative detailing. At the stables to
Manor Farm vitrified bricks have been used to
create diamond patterned diaper work on the
gable elevation facing the green. Similar diaper
pattern brickwork is found on gable elevations at
Hulcott Nursing Home (former Rectory) and at
the School House. At Ivy Cottage a plain brick
string course runs between the ground and 
first floor. 

28

Flemish Bond Modern Stretcher Bond Sussex Bond

Examples of diaper pattern brickwork
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Stone
The Church of All Saints is the only building in the village to be constructed principally of
rubble limestone. Elsewhere within the village the use of stone is limited and often random in
its application. The majority of stonework that does exist is found on domestic buildings within
the village that were either built or altered by George Devey during the latter half of the 19th
century. Patches of stonework are a common feature of many of Devey’s buildings and were
used both as a decorative detail and to give the impression of age. 

Tiles
A number of buildings within the village
have decorative wall hung tiles typically
concentrated in the apex of gable walls.
This is a 19th century detail which would
have been applied as part of the Rothschild
renovation of the village. Examples include
The Manor House, The School House and
Manor Cottage.

29

19th century stoneworkStonework of All Saints Church

Examples of decorative tiles
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Windows
The majority of buildings within Hulcott have irregular fenestration patterns. Window
openings vary in size are commonly small in relation to wall surfaces creating a strong solid to
void ratio. Most windows in historic buildings are slightly recessed back from the wall plane.

Lintels and Arches and Window Surrounds
Where original openings survive they reveal that the majority of the historic windows within
the village sit beneath either simple timber lintels (often disguised beneath render) or segmental
brick arches, which in some cases have been painted. 

Material
There are examples of single-glazed sash, casement and mullion and transom windows
articulating the elevations of historic buildings in Hulcott. The majority of the surviving
historic windows are wooden although there are several examples of leaded windows contained
within timber frames.

Sashes
There are limited examples of sash windows in Hulcott. Sash windows are windows in which
the glazed units are contained in frames which can be raised and lowered vertically along groves
or slid from side to side. All the sashes in Hulcott open and shut vertically. Wooden sash
windows vary in terms of their proportions, the number of panes and the thickness and
detailing of their glazing bars. Examples of 6 over 6 sliding sashes can be seen in the gable
elevation facing the green at Church Farmhouse.

Casement
Casement windows are windows in which the glazed units are contained in a frame which is
hung from hinges. Wooden casement windows vary in terms of their proportions, the number
of panes and whether the lights are opening or fixed. Most historic casements in Hulcott are
flush fitting.

Mullion and Transom Windows
Mullion and transoms windows are found at The Manor House in Hulcott. A mullion is a pier
that divides the lights of a window vertically. A transom is a bar which divides the window
lights horizontally. These mullion and transom windows are likely to have been inserted during
19th century alterations to the building.

Arched windows.
With the exception of The School House, arched windows are only found on the church of All
Saint’s where examples of windows dating back to the 15th century survive. At The Old School
House a large stone framed gothic arched transom window provides light to the former
schoolroom. 
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Dormers
There are some examples of dormer windows within the roof planes or at the eaves line of
historic buildings in Hulcott. The majority of dormers are gabled in form, although there is one
example of a swept dormer at Ivy Cottage and a hipped dormer at Manor Cottage.

Paint
The majority of surviving timber windows are painted.
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Mullion and Transome window Brick segmental arch on 
wooden casemwnt window

Brick segmental arch on 
mullion and transom window

15th century arched window Lintel beneath render
Leaded casements

Bay window

Catslip dormerHipped dormerSwept dormer
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Doors
Despite the replacement of a number of historic doors on some older properties within the
village several fine examples do survive in particular the front doors of The Manor House, The
School House, Church Farmhouse and the Rectory.

The replacement of historic doors and doorways with uPVC or other mass produced 
modern alternatives can alter the character and appearance of individual buildings and 
should be avoided. 

Surface Treatment and Street Furniture
No historic street surfaces survive in Hulcott. However the rural character of the village is
enhanced by the fact that there are no pavements or kerbs running along the edge of the
carriageway and no applied road markings. Street furniture is limited to benches located on The
Green and limited rubbish bins. Signs are kept to a minimum and there are no street lights
which all help to preserve the rural and unspoilt appearance of the village.

32

School House door Examples of Porches
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CHAPTER 14 - ALTERATIONS TO BOUNDARY

The following principles have been applied in defining the Conservation Area boundaries:-

Since the publication of English Heritage’s first guidance on Conservation Areas in 1990
attitudes towards Conservation Areas, their designation and management, have evolved
considerably. The principles that Aylesbury Vale currently apply to define Conservation Area
boundaries are listed below:

� Conservation Area boundaries are drawn to include those elements and features (be
they modern or historic) which are considered to be of architectural or historic
interest, or which positively contribute to the special character or appearance of the
area as a whole.

� Conservation Area boundaries must follow clear, extant features on the ground, to
minimise possible confusion in the future. To the east of Hulcott the Conservation
Area boundary has been drawn to follow the line of the footpath. This has been done
to avoid confusion and in order to include the ditch and the bank.

� Where modern buildings which have a neutral or negative impact on the character or
appearance of the area as a whole sit within an area of clear historic or architectural
interest, and form a clear relationship with the area as a whole these buildings may be
considered for inclusion. 

� Contrived boundaries will be avoided. Wherever possible boundaries will reflect the
natural pattern of settlements, and will avoid “dog-tooth” boundary lines.

� In general large areas of undeveloped land are not included within Conservation Area
boundaries. Planned areas of landscape are recognised as integral to the setting of any
Conservation Area.

� In rare cases, areas of proven historical, archaeological or associative interest, which are
of district wide significance, (for example, the manorial complex in Hulcott), are
included within Conservation Area boundaries.

Relatively few changes have been made to the 1989 Conservation Area boundary within the
built up area of Hulcott. Here the majority of changes to the 1989 boundary have been made
to include areas of land where the original boundary cut through properties.

The 1989 Conservation Area boundary was drawn tightly around the surviving historic
buildings within the village and excluded the three modern buildings, Stables, Oakwood House
and The Bungalow. Although these buildings are not part of the historic built fabric of Hulcott
they have a visual relationship with the nearby historic buildings, demonstrate the ongoing
small scale development and organic growth of the village. For these reasons the new boundary
will include these modern buildings. 

33



Hulcott Conservation Area

Areas to be included within the Conservation Area boundary.

1. The Grounds of Church Farm House
The 1989 boundary only includes the buildings at Church Farm House and not the 
garden and associated land of this listed building. For the sake of consistency and to avoid
confusion, the whole of the grounds of Church Farm House should be included within the
Conservation Area.

2. The Grounds of The Moat House, The Granary, The Field House
The 1989 boundary runs along the rear of The Moat House, The Granary and The Field
House and does not include their grounds. For the sake of consistency and to avoid confusion,
the whole of the grounds of The Moat House, The Granary and The Field House should be
included within the Conservation Area.
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Map showing alterations to CA boundary

Not to any recognised scale
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3. Oakwood House, Stables and The Bungalow
Modern buildings that in their location are part of the cohesive form of the hamlet. This is an
example of modern building which has a neutral impact on the character and appearance of the
area, but it does form part of the cohesive layout of the hamlet.

4. Manorial Complex
The archaeological remains of what is thought to have been a manorial complex lying
immediately to the east of Hulcott has been included within the revised boundary. These
archaeological remains are well preserved and are important to the understanding of the
historical development of the village. They are inextricably linked with the moat, which is a
Scheduled Ancient Monument and was included within the 1989 Conservation Area boundary.
Inclusion of these archaeological remains within the new Conservation Area boundary will serve
to acknowledges their importance and reinforces their strong historical associations with the 
village of Hulcott.

CHAPTER 15 - ENHANCEMENT OPPORTUNITIES

Aylesbury Vale District Council intends to develop a Management Strategy for all the
Conservation Areas within the District. This document will set out short, mid and long-term
objectives for the successful management of the built historic environment.
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CHAPTER 16 - GLOSSARY OF TERMS

Aisles Part of a church. Running parallel to the nave (main body of the church) and 
usually separated from it by arcades or colonnades. Usually lower in height 
than the nave.

Apex The highest point of a structure.

Arcade A series of arches carried by arches carried by columns, piers or pillasters.

Arched lintel An arch spanning an opening which supports the wall above.

Assarted Medieval fields which have been created by woodland clearance. They are 
usually small in size, irregular in shape and bounded by woodland hedgerows 
which are capable of supporting variety of wildlife.

Attic Rooms within a roof space.

Battlemented A parapet which has raised sections (called merlons) alternating between gaps 
or spaces(called crenelles).

Bargeboards Where a roof hangs over the face of the wall and is finished with a board, this 
is called a bargeboard. These bargeboards were often carved to form 
decorative patterns. Also call vergeboards.

Bond The pattern in which bricks or masonry are arranged within a wall.

Bays Regular visual or structural divisions within the design of a building.

Buttress A projection which is physically attached to a wall providing support and 
giving it greater strength.

Cambered A shallow curve.

Canted Any part of a building which is constructed on a polygonal plan, for example 
bay windows.

Capping The top course/covering (tile, stone, brick) of a wall designed to protect the
wall and throw off rainwater. Also called coping.

Casement A metal, timber or plastic frame in which the opening lights are hung  on
window hinges rather than sliding sashes or pivot hung.

Chancel The eastern part of a church containing the choir and sanctuary.

Colonnade A row of columns with an entablature above.

Column Any shaped upright which usually supports a lintel.

Coping The top course / covering (tile, stone, brick) of a wall designed to protect the 
wall and throw off rainwater. Also called capping.
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Cornice A moulded projection on top of an entablature, moulding, wall or opening.

Curtilage The land contained within the boundary of a property. 

Cusped A point formed at the junction of two curves or arches.

Casement A metal, timber or plastic frame in which the opening lights are hung 
window on hinges rather than sliding sashes or pivot hung.

Decorated Period of English medieval architecture dating from late 13th c to second half 
of 14th c.

Dentillated Effect created by the projection of alternate headers to create a 
brickwork tooth-like pattern.

Doric One of the five Classical Orders.

Dormer A window inserted vertically into a sloping roof 
Windows with its own roof and sides.

Dressed A surface finish e.g. planed timber, worked masonsry.

Eaves The bottom edge of a roof slope which overhangs the wall face.

Ecclesiastical Term relating to the Christian Church.

Elevation The face of a building.

Enclosure A form of land subdivision where small strip fields were amalgamated to form 
larger fields which were in turn enclosed. Up until 1750 this was a piecemeal 
process. Between 1750 and 1850 Enclosure Acts of Parliament made the 
practice widespread and changed the face of the countryside. An Enclosure 
map is a map showing the post Enclosure field divisions.

Engaged An architectural element which is attached or partly buried within a wall,  
e.g. column.

English bond Pattern created by bricks being laid in alternate courses of headers and 
stretchers.

Entablature In Classical architecture, the section above the columns containing, 
architrave, frieze and cornice.

Eyebrow Curved dormer with no sides, forms a single plane with the roof. Often seen 
dormer on thatched roofs.

Flat lintel Flat beam or brickwork spanning an opening which supports the wall above.

Flemish bond Pattern created by bricks being laid in alternate headers and stretchers.

Flemish Pattern created by bricks where three stretchers are laid between each header.
garden Also called Sussex bond.
wall bond



38

Hulcott Conservation Area

Finials A decorative ornament found on spires, gables, pediments, canopies and 
pinnacles.

Fixed pane A window pane which does not open.

Flush fitting Window panes positioned on the same plane.

Frieze In Classical architecture the section between the cornice and architrave of an 
entablature, sometimes decorated with patterns or figurative sculpture.

Gable The end wall of a building.

Gauged brick Precise brickwork, bricks laid with tight mortar joints.

Gothick Architectural style of the 18th century associated with the Picturesque 
movement arising from a resurgence in interest in medieval architecture.

Headers A brick or stone where the longest dimension is positioned at right angles to
the surface of the wall.

Hipped gable A roof that slopes on all three sides at the gable.

Ionic column One of the five Classical Orders.

Infill panels Section of wall between timber frames. Usually infilled with lath and plaster 
(inter-woven strips of timber which are plastered) or bricks.

Keyblocks or The block at the centre of an arch which works in
keystone compression to holds the arch together.

Lancet A tall narrow window with a pointed arch to the top. A form of arched 
window windows founded from the end of the 12th to the mid 13th centuries and in 

late 18th and 19th century Gothic Revival.

Lintel A horizontal beam spanning an opening which supports the wall above.

Quoins The corner of a building emphasised with raised brickwork or stone laid in a 
pattern.

Pane The glass light of a window as in window pane.

Panelled A sunken or raised section of a door, ceiling or timber lining to a wall
(wainscot), surrounded by moulding.

Parapet A low wall along a roof, balcony or terrace.

Pediment In Classical architecture a shallow pitched gable positioned on top of a portico 
or a facade.

Permeability Ease of movement within an area/passage of people and/or vehicles.

Picturesque An 18th century architectural movement. The word Picturesque derives from 
‘pittoresco’ which means ‘in the manner of the painters,’ referring to the 
16/17th century French and Italian artists Poussin, Claude and Salvator Rosa.
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Pier Similar to a column or pillar but more massive in construction. 

Pinnacles The top of a spire, turret or buttress.

Pitch The slope or incline of a roof.

Plan The layout of a building.

Plinth The bottom section of a building designed to suggest that the building is
sitting on a platform.

Plot The land occupied by a building and its grounds.

Polite The term implies that aesthetics and architectural fashion have
architecure architecture consciously been given consideration above functional

requirements in the design of a building.

Portico A porch in front of a building consisting of a roofed space with open or 
partially enclosed sides and columns forming the entrance. Often carries a 
pediment.

Proportion The relationship between parts/elements of a building in terms 
of their size and scale.

Quoin The corner of a building emphasised with raised brick or stonework 
laid in a pattern.

Render Where a surface is finished in a material such as plaster, stucco or pebbledash.

Roughcast Rough textured render.

Rubble Rough and ramdon sized unworked stone

Sash window Windows where the frames are positioned in vertical or horizontal grooves and
are capable of being raised or lowered vertically or slid from side to side.

Scale The size of a building or parts of a building considered in relation to
other elements, objects or features for example the landscape, another
building or the size of a person.

Segmental An arch which is formed from part of a circle but which is 
arch less than a semi-circle.

Sequested Term meaning temporarily removing a property from the possession 
of its owner.

Solid to The ratio of areas of walls to areas 
void ratio of windows and doors.

Spalling Where damage occurs to the front fIIace of stone or brickwork as a result of 
frost action or chemical action.

Stacks A chimney

Stretchers A brick or stone laid with its longest dimension parallel to the face of the wall.



Swept Dormer which appears as a swelling in the roof, often indicates that the roof 
dormer was originally thatched.

Tile creases A row of tiles hanging out over a wall, eaves or roof verges which are designed 
to throw rainwater clear of the wall. The crease is held in place with a coping.

Tracery Decorative pattern created by interconnecting elements of windows, screens, 
panels or vaults etc.

Tripartite Divided into three.

Tympana Name given to the space between a lintel and an arch above a lintel.

uPVC Unplasticised polyvinyl chloride.

Urban Urban morphology is the analysis of the layout and form of places.
Morphology

Vault An arched roof covering a room or space.

Vergeboards Where a roof hangs over the face of the wall and is finished with a board this 
is called a vergeboard. These vergeboards were often carved to form 
decorative patterns. Also called bargeboards.

Vernacular Traditional local building designs and techniques using locally 
sourced materials.

Vitrified Bricks with a glazed finish typically darker in colour.
brickwork

Voussoirs A wedge shaped stone or brick forming part of an arch or vault.

Water reed (Phragmites australis) wetland plant used for thatching roofs. Traditionally its 
use was confined to Norfolk , the Fens and small areas along the south coast. 
Its use is now widespread and most water reed is sourced from abroad.

Windbraces A timber within a timber frame, used to strengthen the structure against the 
wind. Usually forming an arch or diagonal.
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CHAPTER 17 - GUIDANCE AND USEFUL INFORMATION

� English Heritage & Planning Advisory Service, DCMS, Guidance on the Management
of Conservation Areas, 2006.

� English Heritage & Planning Advisory Service, Guidance on Conservation Area
Appraisals, 2006.

� HMSO, Planning (Listed Buildings and Conservation Areas) Act 1990, Chapter 9.

� DCLG, Planning Policy Statement 5, “Planning for the Historic Environment.”

� Aylesbury Vale District Council, Advisory Guide, Conservation Areas July 2009.

� Aylesbury Vale District Council, Advisory Guide, Listed Buildings, July 2003.

� Aylesbury Vale District Council, Advisory Guide, Building Materials, 
January 16th 1995.

� Aylesbury Vale District Council, Advisory Guide, The Conversion of 
Traditional Farm Buildings, July 18th 1990.

� Aylesbury Vale District Council, Advisory Guide, Thatching May 2006.
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Appendix II

Below is a list of the types of development that are controlled by Conservation Area
designation, and therefore require planning permission or Conservation Area Consent. This list
is not exhaustive. 

� Demolition of all and in some cases part, of any building or structure.

� An extension that exceeds 50 cubic metres or 10% of the volume of the original house
as it was first built or as it stood on 1st July 1948.

� Cladding any part of the outside of a building with materials such as stone, artificial
stone, timber, plastic or tile.

� Any addition or alteration to the shape of a roof, such as the addition of a dormer
window.

� An extension or alteration to any structure within the grounds of a building, with a
cubic content greater than 10 cubic metres, such as a garden shed.

� Positioning a satellite dish on a wall, roof or chimney that faces a road or public space.

� Tighter advertisement controls

� Trees within Conservation Areas with stem diameters of 75mm or greater, measured
1.5 metres above ground are protected. Anyone wishing to work on such trees must
normally give six weeks written notice to the Local Authority. Replacement planting
duties may apply.

For further information please contact the Conservation Areas Officer at Aylesbury Vale District
Council on (01296) 585748 

Appendix III

Below is a list of Aylesbury Vale District Council Planning Policies relating to the management
of Conservation Areas and the wider built historic environment. These Policies should be read
in conjunction with National legislation and guidance on the historic environment.

GP.35 Design of new development proposals

GP.38 Landscaping of new development proposals

GP.39 Existing trees and hedgerows

GP.40 Retention of existing trees and hedgerows

GP.45 ‘Secured by Design’ considerations

GP.53 New development in and adjacent to Conservation Areas

GP.57 Advertisements in Conservation Areas

GP.59 Preservation of archaeological remains

GP.60 Development of Parks or Gardens of Special Historic Interest
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Appendix IV 
Heritage 

Asset 
No 

Name of 
structure/site  Status Description and assessment of 

significance 

1 
Hulcott 
Nursing 
Home 

 

Grade II 

Nursing Home, built as the Rectory 1862 
by George Devey. Brick with rubble 
stone to lower part, altered parts of 1st 
floor. Tile hung gable. Steep pitched tiled 
roof, brick chimneys with corbelled 
heads. Patterned bargeboards to gables. 2
storeys and attic, complex picturesque 
massing. North elevation has gabled w
to LH, 4-light casement to ground floor 
with small window to RH. 1st floor 
rendering removed and timber stud with 
brick filling exposed. 4-light wood oriel 
on brackets. 3-light attic window. Hipped 
roof open porch on RH with tall baluster 
shaped posts on dwarf wall. Gable to RH 
with diaper brick pattern; projecting 
chimney of stone and brick. Flank of 
wing to RH stone and brick, rendered to 
1st floor. West elevation has gabled to 
LH with oversailing 1st floor on brick 
and timber brackets, 3-light casement to 
ground floor, 3-light oriel with coved 
soffit to 1st floor, projecting tile-hung 
gable above. Hipped roof bay window to 
RH in angle with S. wing, 2-light w
on 1st floor at corner of South elevation 
which has a 3-light adjoining casement, 
brick cill band continuing and taken up 
over a small brick recess, small window 
to RH, modern glazed door to ground 
floor. Tile hung gable projecting on 
brackets with quatrefoil attic vent. 2-
storeyed gabled square bay window to 
RH with 4-light mullioned and transomed 
casement to ground floor, 5-light 
casement above. 1-storey wing and 
modern 1-storey additions to east. 

-

ing 

indow 

2 Cobwebs 

 

Grade II 

House formerly two cottages. C17 altered 
c.1870 probably by George Devey. 
Timber framed with brick infill panels, 
some herringbone pattern, rough-cast 
rendering to S. elevation. Tiled roof, 
central chimney of old bricks. 2 storeys 
and attic, 2 bays, door opposite central 
chimney with open lean-to tiled porch, 3 
light wood casement to left with similar 
upper window below gable. Small upper 
window over porch, 3-light casement to 
RH of ground floor; E. gable to road has 
4-light casement to ground floor, 4-light 
window to LH of 1st floor and 2-light 
attic window. Open tiled porch to RH; 
Rear roofslope has swept dormer, ground 
floor outshot and small C19 wing with 
hipped gable. Interior has large inglenook 
fireplace 



Heritage 
Asset 
No 

Name of 
structure/site  Status Description and assessment of 

significance 

3 Ivy Cottage 

 

Grade II 

Cottage. C17 timber framed refronted in 
C18 brick, altered C19, probably by 
Devey. Brick with tiled roof, half hipped 
to LH, with offset chimney to LH gable, 
and second chimney below ridge at RH 
end, both with corbelled heads. Varied 
roof line with eye-brow eaves dormer 
each end, outshot open porch and gable in 
centre. 1-storey and attic, door to LH of 
centre with 2-light wood casement to LH,
3-light to RH. Three 2-light upper 
windows. 

 

4 The School 
House 

 

Grade II 

House, formerly village school and 
masters house. 1862 by George Devey. 
Red brick with some random stonework 
at base of chimney quoins etc. Some 
diaper patterning, upper storey of house 
painted rendering, tile hung gable. Tiled 
roof, wooden bellcote with pyramid roof 
in centre behind large offset chimney 
with 4 diagonal shafts with corbelled 
heads, square stack at RH end. 2 storeys, 
oversailing upper floor to central gable, 
diamond leaded casements: 3-light to 1st 
floor, 4-light to ground floor. Open 
gabled porch to RH of main gable, one 3-
light casement to RH, plaque with Latin 
inscription above. Small lean-to on far 
RH. Schoolroom wing to LH with large 
stone framed gothic arched transomed 
window rising up into gable. Plank wall 
has semicircular arched entry with 2-light 
window above, below the bellcote. 

5 Church 
Farmhouse 

 
 
 
 
 

 

Grade II 

 
House. C17 with C18 and C19 additions. 
East range timber framed, with brick 
infill and refacing to east elevation. N.W. 
wing C18 brick, W. parts C19 brick. Old 
tile roof, central brick chimney. 2-store
Moulded brick plinth. East elevation
4 small 2-light upper casements, cen
flush panel door, glazed top panel with 
small panes, flanking 3-light caseme
South able has exposed timbers, 2-light 
1st floor and attic windows. 1-storey 
wing to RH, with modern addition in 
front, old tile roof linking house with b
(q.v.). North gable brick faced with 3-
light casements to ground and 1st floor, 
2-light to attic. Attached on LH is the 
C18 north west wing, chequer brick, old
tile roof, brick chimney at north 
end;moulded brick eaves cornice. 2-
storeys,moulded plinth East elevation has
one 3-light upper casement, north gab
has 1 bay of 4-pane wide sash window
and recessed panes in gable. West 
elevation has 2 C19 gables in centre and 
1-storey older wing to LH 
. 

ys. 
 has 
tral 4 

nts. 

arn 

 

 
le 
s 



Heritage 
Asset 
No 

Name of 
structure/site  Status Description and assessment of 

significance 

 
6 

Barn at 
Church Farm 

 

Grade II 

Barn. Probably C18., timber framed, with 
later brick facing to farmyard side, 
outshot on rear with weatherboarded w
weatherboarding also to gables. Old tiled 
roof, half hipped at east end. Outsh
west end links barn to house (q.v.) Cart 
doors to LH, 2 C20 windows and door to 
RH. Interior 3 bays, large curved brace
to tiebeams which have curved 
queenposts to purlins. Twin windbra
to roof. 

all, 

ot at 

s 

cing 

7 Granary at 
Church Farm 

 

Grade II 

Granary. Probably C19. Timber framed, 
with black painted weatherboarding and 
metal sheeting to base. Pyramid slate roof 
with lead ridges. Small square building 
raised up on stone staddles. Door in 
centre of side facing farmyard with 
wooden steps. 

8 
 

All Saint’s 
Church 

 

Grade II* 

Parish Church. C14 and C16, restored. 
Rubble limestone with tiled roof, C16 
wooden bellcote with boarded sides and 
shingled spire. Nave chancel and large 
C16 S. aisle incorporating C14 transept; 
C16 N. porch over C14 doorway. C
has C16 door and low side window, 
traceried E. window. C15 3-light 
windows to N.and W. walls of nave. S. 
aisle has C16 W. and S. windows and 
reset C14 S. doorway. Interior: S. arcade 
of 2 bays, E. arch C13, W. arch C16, and 
W. of this a C15 window now opening 
into the S. aisle. C16 braced posts 
carrying bellcote at W. end of naive. 
Monument: in S. aisle, altar tomb with 
indents for brasses, early C16. C14 
piscina in chancel. 

hancel 

9 

Lychgate and 
boundary wall 

All Saints 
Church 

 

 

Grade II 

Lychgate and boundary wall. c.1860-70 
probably by Devey. Lychgate: oak posts 
with curved braces supporting plates of 
steeply pitched tiled roof with scissor 
brace truss each side. Modern iron gates. 
Wall red brick with plinth and gabled 
piers with trefoil headed panels, tiled 
copings, between bays of open 
balustraded walling, each opening with a 
trefoiled head. Weathered copings. 9 b
to S. of lychgate, one bay  to N. 

ays 



Heritage 
Asset 
No 

Name of 
structure/site  Status Description and assessment of 

significance 

 
10 

The Manor 
House 

 

Grade II 

House. Early C17 altered C18 and C19. 
Timber framed, cased in C18 red and b
brick, partly English bond, partly chequ
pattern. 1st floor of front elevation
painted roughcast, tile hung gables. Old
tiled roof. 3 chimneys with corbelled 
heads, moulded brick eaves cornice. 2-
storeys, moulded brick plinth, 1st floor 
band. Front elevation has 3 bays of C19 
3-light transomed casements with 
segmental arched heads. The RH bays 
projecting forward as gabled wings, the 
RH one higher. Door in angle of RH w
with lean-to tiled canopy, 2-light 
casement above. LH elevation has 2 
gables, one 3-light casement to LH of 
ground floor. Rear elevation has one 
similar window to each floor and one in 
centre of staircase, and 2 later windows to
RH of 1st floor. Lower C19 wing on 
north side, brick with tiled roof. Interior 
Original C17 oak staircase with large 
turned balusters. Exposed timber framing 
to south wall with C17 wall paintings 
including Hercules and the Lion, Phedra 
and the Swan, and Signs of Zodiac. 

lue 
er 

 
 

ing 

 

11 

Stable to 
south west of 
Manor Farm 

and front 
boundary wall 

 

Grade II 

Stable and boundary wall. C19, perhaps 
by George Devey. Red brick stable with 
tiled roof and ornamental shaped gable 
facing the Green with diaper brick 
patterning and circular opening in gable. 
Attached brick boundary wall about lm. 
high with semicircular brick coping, 
continues to churchyard wall (g.v.). 

 
 

12 

Manor 
Cottage 

 

 

Local 
Note 

18th/19th century cottage. Roughly L- 
shaped in plan with prominent gable 
facing on to the green. Rendered with 
tiles hung in the upper half of the gable. 
Steeply pitched gable roof laid in tile w
dormer cutting through eaves line. 
Prominent chimney. In form, scale, 
situation and appearance this building is 
very much in keeping with other historic 
buildings located around The Green at 
Hulcott. 

ith 

13 1-2 The 
Green 

 

Local 
Note 

19th century cottages situated at the 
northern end of The Green. Two ranges, 
that to the left being higher, the building 
is orientated so that the principal 
elevation faces on to The Green. Steeply 
pitched gable roof laid in tile. Mid ridge 
chimney stack to higher range. Dormer 
windows break the eaves line on both 
ranges. Ground floor of building is brick, 
upper storey has been rendered. In form, 
scale, situation and appearance this 
building is very much in keeping with 
other historic buildings located around 
The Green at Hulcott. 
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Asset 
No 

Name of 
structure/site  Status Description and assessment of 

significance 

 
14 

3-4 The 
Green 

 

Local 
Note 

19th century cottages situated at the 
northern end of The Green. Single range 
with later additions to rear and side. Two 
storeys, ground storey with exposed 
brickwork and upper storey rendered. 
Steeply pitched gable roof laid in tiles. 
Eaves line is broken by single dormer. 
Mid and gable-end chimney stacks. This 
building forms part of a group with 1-2 
The Green and in form, scale, situation 
and appearance is very much in keeping 
with other historic buildings located 
around The Green. 

15 

The Moat 
House, The 
Granary & 
The Field 

House 
 

 

Local 
Note 

Farm outbuildings to The Manor House. 
19th century in date. Constructed of brick 
with shallow pitched slate roof. Despite 
conversion to domestic dwellings, the 
buildings have managed to retain their 
utilitarian appearance which helps to 
reinforce the rural and agricultural 
character of Hulcott. 

16 
Rectory 
Cottage 

 

 

Local 
Note 

Modern building which in terms of it’s 
form and appearance has picked up on th
architectural reference of surrounding 
historic buildings. 
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