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10 RURAL AREAS


INTRODUCTION AND STRATEGY 

10.1.	 Aylesbury Vale is a large rural district. Outside Aylesbury, the 
character of the District is one of countryside with a few small 
towns and many villages. Extensive tracts of the countryside 
have been identified as having special landscape and ecological 
qualities with national, county and local designations. All of the 
countryside is valuable for its natural beauty, its peace and 
quiet, its historical and cultural associations as well as the land 
use it supports. Agriculture is the main land use in the District 
and it makes a fundamental contribution to the area’s 
countryside and landscape. For these reasons the protection of 
agricultural land and the maintenance of agricultural uses are 
important elements of this Plan. 

10.2. 	 The strategy of the Plan as a whole is to concentrate most 
development at Aylesbury and then at the largest rural 
settlements of Buckingham, Wendover, Winslow and 
Haddenham. The general strategy for the Rural Areas is to 
apply more restrictive policies controlling housing development 
than has been the case in the past. This is to ensure that most 
development is in the most sustainable locations. Therefore, in 
smaller settlements, development will be severely restricted, 
and in the countryside, development will only be permitted in 
exceptional circumstances. 

10.3. 	 Conversely, it is proposed to apply more flexible policies for 
employment in the Rural Areas at the most sustainable 
locations. This is to provide a wider employment base and 
reduce the overall need for travel within the Rural Areas. 

THE COUNTRYSIDE 

10.4. 	 There are many competing demands for development or new 
uses of land in the countryside which often conflict with the 
maintenance of the countryside’s fundamental character 
and value.  There is  a continuing need to protect the 
countryside for its own sake, as well as safeguarding the 
best productive farming land and the quality of life of 
residents of the countryside. 
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10.5. 	 The countryside around settlements can be particularly 
valuable as a setting to a built-up area, or as a transition 
between urban and rural areas or separating adjacent 
settlements. Where an area of countryside is particularly 
valuable, for example, because of intrinsic landscape quality, 
special historic or natural interest, or because it performs a 
specific land use function such as Green Belt additional controls 
will apply. 

RA.1	 In dealing with proposals for development in Rural Areas the 
Council will give priority to the need to protect the countryside 
for its own sake. 

Development will not be permitted in the countryside unless it 
is necessary for the purposes of agriculture or forestry, or for 
enterprise, diversification or recreation that benefits the rural 
economy without harming countryside interests. 

COALESCENCE OF SETTLEMENTS 

10.6.	 The Council seeks to preserve the separate identities of 
neighbouring settlements or communities. The Council will 
resist development that would compromise the open character 
of the countryside between settlements, especially where the 
gaps between them are already small. It is acknowledged that in 
some cases, whilst neighbouring communities may still have 
separate characters or identities, the built-up areas of those 
settlements are already linked. The Council will resist further 
development that would result in consolidation of such linkage 
and threaten what remains of the separate character or identity 
of the communities. 

10.7. 	 In addition to the general control of coalescence, there is a need 
for more specific protection in locations that are or will be 
experiencing the strongest pressures for development. These 
pressures are evident in certain locations around Aylesbury, 
where there are proposals for major development areas to 
include several thousand new homes, and in the Milton 
Keynes/Newton Longville area. The Council has identified and 
allocated sufficient land in this Local Plan at Aylesbury (and 
elsewhere) to accommodate the requirements stipulated by the 
County Structure Plan. Nonetheless, it is anticipated that land 
not so allocated will come under particular pressure to be 
developed during the Plan period. 
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RA.2	 Other than for specific proposals and land allocations in the 
Local Plan, new development in the countryside should avoid 
reducing open land that contributes to the form and character 
of rural settlements. 

In considering applications for building in Rural Areas the 
Council will have regard to maintaining the individual identity 
of villages and avoiding extensions to built-up areas that might 
lead to coalescence between settlements. 

CURTILAGE EXTENSIONS 

10.8. 	 The encroachment of non-agricultural uses into the countryside 
by the extension of curtilages both on the edge of settlements 
and in the open countryside, especially those associated with 
residential property and open storage, can have a particularly 
significant impact, especially in terms of the potential for 
associated development. 

10.9. 	 Where changing the use of the land in question from 
agricultural is considered acceptable in principle, the Council 
will require submission of details of proposed boundary 
treatment and any planting proposals, and permitted 
development rights for additional structures or hard surfaces 
may be withdrawn by condition. 

RA.3	 Proposals for the extension of residential and other developed 
curtilages beyond the built-up area of settlements that would 
adversely affect the character and appearance of Rural Areas 
will be resisted. Where such proposals are permitted, planning 
conditions may be imposed to regulate the use of the land and 
any associated building development. 

COUNTRYSIDE RECREATION 

10.10. 	 The District contains extensive tracts of countryside. Some of 
the countryside has special protection such as the Chilterns 
Area of Outstanding Natural Beauty, Areas of Attractive 
Landscape and Local Landscape Areas. In the countryside there 
is an increasing demand for a diverse range of recreational 
activities, which can provide an important source of income and 
employment for the rural economy. 

10.11.	 There are forms of recreation that can take place in the 
countryside without harming the character and appearance, its 
ecological, archaeological or historic interest and its 
environmental amenity. These include walking and sightseeing. 
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There are also those uses or sports that by their nature are not 
appropriate within or adjacent to settlements because the use 
requires a large amount of land or a countryside setting, or 
would be unneighbourly if located close to dwellings. 

10.12. 	 The Council supports the former and aims to provide for the 
latter on appropriate sites. Any associated buildings should 
have regard to the natural features of the site, any effect on 
neighbouring land uses and the likely long-term impact of the 
use. Recreational uses that require substantial buildings will 
not be acceptable in the countryside. 

RA.4	 In considering proposals for the recreational use of land outside 
the built-up areas of settlements the Council will have 
particular regard to: 

a) the visual effect of car parking and access roads; 

b) the siting and design of any associated buildings; 

c) the accessibility of the site, including public transport links 
and walking or cycling networks; and 

d) agricultural land quality and the effect on land drainage. 

GOLF COURSES 

10.13.	 Advice from the Sports Council, based on their standard for golf 
courses (one nine-hole course per 12-15,000 population) shows 
that numerically the District is substantially over-provided with 
golf courses. The Sports Council, nevertheless, suggest that 
within the District there are still geographical deficiencies, 
particularly in the Western part. Although providing an 
important leisure resource, golf courses can have a detrimental 
effect on the countryside and on nearby settlements. It is 
therefore proposed to permit golf courses only exceptionally, 
and to ensure that where they are permitted they comply with a 
strict range of criteria. 

RA.5	 In considering proposals for new golf courses the Council will 
have particular regard to: 

a)	 the effect on the landscape, the natural environment 
and wildlife; 

b) the accessibility of the site and the suitability of the rural 
road network; 

c)	 public rights of way affected by the development; 

d) the effect on farming processes and the need to adopt a 
sequential approach to agricultural land-take; 
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e)	 the desirability of restricting new building development and 
using existing buildings for purposes directly related to the 
golfing project; and 

f)	 the availability of other golfing facilities. 

Planning permissions may be subject to conditions, or 
obligations may be sought, to regulate the use and timing of 
construction of any buildings permitted in association with the 
golf course. 

METROPOLITAN GREEN BELT 

10.14. 	 The purpose of the Metropolitan Green Belt, a relatively small 
part of which falls within the District as shown on the 
Proposals Map, is to restrain the outward sprawl of London, to 
prevent communities within it from merging into one another, 
to assist in safeguarding the countryside from encroachment, to 
preserve the special character of towns within the Green Belt 
and to assist in urban regeneration by encouraging the 
recycling of derelict and other urban land. This Plan is not 
proposing to alter the Green Belt boundary. 

CONTROL OF DEVELOPMENT WITHIN 

THE METROPOLITAN GREEN BELT


10.15.	 Policies controlling development in the open countryside apply 
with equal force within the Metropolitan Green Belt, but in 
addition there is a general presumption against inappropriate 
development within it. 

10.16.	 Specific policies relating to new dwellings, replacement 
dwellings and extensions and alterations to dwellings in the 
Metropolitan Green Belt can be found in the section on 
housing below. 

RA.6	 Within the Metropolitan Green Belt there is a presumption 
against new building development except for the purposes of 
agriculture or forestry, essential facilities for outdoor sport and 
outdoor recreation, cemeteries and other uses of land which 
preserve the openness of the Green Belt. 

The re-use of buildings of permanent and substantial 
construction may be permitted where there is no greater impact 
on the openness of the Green Belt and the form, bulk and 
design of any conversion is in keeping with the surroundings 
and does not involve major or complete reconstruction. 
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Permission for the re-use of such buildings may include 
conditions regulating further building extensions, and the use 
of land associated with the building. 

SPECIAL LANDSCAPE AREAS 

10.17. 	 Parts of Aylesbury Vale have been identified as areas of special 
landscape: Areas of Outstanding Natural Beauty (AONB) 
designated by the Government; Areas of Attractive Landscape 
(AAL) identified by the County Structure Plan and the precise 
boundaries defined in the Local Plan; and Local Landscape 
Areas (LLA) designated in the Local Plan. 

10.18.	 The approach adopted in this Local Plan to the designation of 
special landscape areas (SLAs) is consistent with the requirements 
of the County Structure Plan and the other Districts in the 
County and Milton Keynes. However, this approach may differ 
from that adopted in the neighbouring areas of Hertfordshire, 
Bedfordshire, Oxfordshire and Northamptonshire. 

10.19.	 These SLAs all comprise landscape of distinctive quality. The 
Council will seek to protect the special character, appearance 
and enjoyment of these areas. Proposals for development within 
them will be judged against this objective. So, too, will 
development proposed beyond the boundaries but having a 
significant impact upon views to or from the SLAs. 

10.20.	 The Council is concerned to protect the rural landscape outside 
the SLAs. In the longer term the Council intends to adopt 
Supplementary Planning Guidance for the protection of all 
landscapes in Aylesbury Vale. 

10.21. 	 Specific policies relating to replacement dwellings and 
extensions and alterations to dwellings in the SLAs are included 
in the Housing section below. 

THE CHILTERNS AREA OF 

OUTSTANDING NATURAL BEAUTY


10.22. 	 Part of the Chilterns Area of Outstanding Natural Beauty 
(AONB) falls within Aylesbury Vale District. Alterations were 
made in 1990, and the current boundary is shown on the 
Proposals Map. 

10.23.	 It is an extensive area of distinctive landscape of national 
importance that crosses several county boundaries. The main 
purpose of designation is to conserve and enhance natural 
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beauty, which includes protecting flora, fauna and geological 
features as well as the overall landscape. 

10.24. 	 The Council, as a member of the shadow Chilterns 
Conservation Board, endorses the Management Plan for the 
Chilterns AONB - The Framework for Action (2002 - 2007). The 
Plan lays out a vision for the AONB and provides a policy 
framework for achieving it. Specific policies and guidelines 
produced by the shadow Chilterns Conservation Board may, if 
appropriate, be adopted by the Council as Supplementary 
Planning Guidance. 

RA.7	 In the Chilterns Area of Outstanding Natural Beauty 
priority will be given to the conservation of the natural 
beauty of the designated area. In considering proposals 
within the AONB the Council will pay special attention to 
the amenity value of its scenic beauty and natural features. 
Development that adversely affects these characteristics will 
be resisted and major industrial or commercial development 
is unlikely to be permitted. 

OTHER IMPORTANT LANDSCAPES 

10.25. 	 Areas of Attractive Landscape (AALs) have been identified in 
the County Structure Plan. The Structure Plan requires that 
the precise boundaries are identified in the Local Plan. These 
important landscape areas demand a high level of protection, 
but not quite so rigorous as in the nationally important Area of 
Outstanding Natural Beauty. These areas are described in 
Appendix 5. 

10.26. 	 Six of the AALs identified fall entirely or partly within the 
District. They are: - Stowe; Quainton-Wing Hills; Brill-
Winchendon Hills; the Brickhills; Ivinghoe/Edlesborough; and 
Halton/Wendover. The Brill-Winchendon Hills AAL has been 
extended at Aylesbury to take account of the Coldharbour 
Farm/Fairford Leys development (see Proposals Map). 

10.27. 	 Local Landscape Areas (LLAs) are areas of distinctive quality at 
the District rather than the County level. They are areas that 
make a special contribution to the appearance and the 
character of the landscape within Aylesbury Vale. Six areas are 
identified on the Proposals Map and briefly described in 
Appendix 5: 

Westend Hill/Southend Hill, Cheddington; Great Ouse Valley 
(East); Great Ouse Valley (West); the Whaddon-Nash Valley; 
Poundon Hill; and Halton. 
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RA.8	 The Proposals Map defines Areas of Attractive Landscape, 
identified in the County Structure Plan, and Local Landscape 
Areas, defined by the District Council, which have particular 
landscape features and qualities that are considered appropriate 
for particular protection. 

Development proposals in these areas should respect their 
landscape character. Development that adversely affects this 
character will not be permitted, unless appropriate mitigation 
measures can be secured. 

Where permission is granted the Council will impose conditions 
or seek planning obligations to ensure the mitigation of any 
harm caused to the landscape interest. 

AGRICULTURE AND FORESTRY 

AGRICULTURAL LAND 

10.28. 	 Agriculture constitutes the main land use in the countryside of 
the District and it is expected that it will continue to do so. The 
agricultural industry has been and will continue to undergo 
profound change linked to the efficiency of food production, the 
diversification of agricultural units and an increased emphasis 
on environmental objectives. 

10.29. 	 The Government’s guiding principle in the countryside is that 
development should both benefit economic activity and 
maintain or enhance the environment. Within the principles of 
sustainability, the best and most versatile agricultural land 
should be protected as a resource for future generations. This is 
land classified as Grades 1, 2 and 3a (agricultural land is graded 
from 1[excellent] to 5[very poor quality]) according to the 
degree to which permanent characteristics impose long term 
limits on it for food production. If agricultural land is 
developed, it is seldom practicable to return it to best quality 
agricultural land even if the proposals are for “soft” 
development such as golf courses. If agricultural land 
unavoidably has to be developed subject to the policy below, and 
there is a choice of sites, development should be directed 
towards the area of the lowest grade. 

RA.9	 In considering planning applications the Council will have 
regard to the need to conserve the best and most versatile 
farmland, where permission will not be granted without an 
assessment of alternative sites on previously developed land and 
land in urban areas. Development proposals should avoid using 
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good farmland as far as possible and will be expected to observe 
a sequential approach using lower grades of agricultural land in 
preference to better grades. 

AGRICULTURAL BUILDINGS 

10.30.	 New agricultural buildings can have a considerable effect on the 
appearance of the countryside. This is due to siting and design 
being guided by functional and economic criteria rather than 
aesthetic ones. Many new agricultural and forestry buildings, 
excluding dwellings and intensive livestock units, do not need to 
be the subject of a planning application as they are permitted 
development under the provisions of the Town and Country 
Planning (General Permitted Development) Order 1995. In 
some circumstances, however, these rights cannot be exercised 
until the developer has applied to the Council for a 
determination as to whether prior approval is required for 
certain details. In these cases, the principle of the erection of a 
building for agricultural or forestry purposes may not be 
questioned, but the Council may have the opportunity to 
regulate siting, design and external appearance of the 
development. Some agricultural activities involve large-scale 
buildings that can be intrusive in the countryside and create 
difficulties for residential occupiers because of noise and smells. 
Such buildings are not usually appropriate in the most sensitive 
rural landscapes, or close to built-up areas or dwellings. 

RA.10	 Any farm or forestry building or structure that requires 
planning permission or for which details require approval, 
should be sited to minimise the visual impact on the appearance 
of the surrounding landscape. The design and materials used 
should fit sympathetically with the rural setting and where 
appropriate, landscape schemes will be required to be submitted 
as part of the application. Any potential impact on the amenity 
of nearby residential properties should be minimised. 

Permission will not be granted for large-scale farm buildings, 
unconnected with the agricultural use of a substantial area of 
adjoining open land, that adversely affect the natural beauty of 
the Area of Outstanding Natural Beauty. 

Permission will not be granted for large farm buildings in Area 
of Attractive Landscapes and Local Landscape Areas where the 
special landscape characteristics of the setting are not 
respected, or in locations close to built-up areas where proper 
consideration is not shown for the residential amenities of 
nearby occupiers. 
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10.31. 	 Where permission is required, the objective is to assimilate 
buildings into the landscape without compromising the 
functions they are intended to serve. The Council has produced 
Supplementary Planning Guidance, Design Guide entitled 
“New Buildings in the Countryside”, which includes advice on 
relating buildings to their setting. 

RE-USE OF BUILDINGS IN THE COUNTRYSIDE 

10.32.	 Opportunities occur for the re-use or adaptation of rural 
buildings for new commercial, residential or recreational use. In 
general, the Council will encourage such re-use where the 
building contributes to the character and appearance of the 
countryside. Re-use can help reduce demand for new buildings 
in the countryside, encourage new enterprises, and provide jobs 
and homes needed in Rural Areas, but this should not be to the 
detriment of the countryside. 

10.33.	 The Council will need to be satisfied that the building or 
buildings are capable of being converted without major 
rebuilding at the outset. A structural survey will be required to 
be submitted at the application stage together with detailed 
drawings clearly showing any repair or replacement work. 
Replacement of the majority or all of the structure of the 
building is unacceptable, although it is recognised that the roof 
covering may have to be replaced. 

10.34. 	 A primary consideration is whether the nature and extent of the 
proposed use for the building is acceptable in planning terms. 
Whilst a commercial use for a building may make an important 
contribution to the rural economy, the scale and nature of the 
enterprise should not result in a large number of employees 
needing to drive to work nor excessive traffic generation on the 
rural road network. 

10.35. 	 Traditional buildings often make a valuable contribution to the 
character of the countryside and it is important to safeguard 
the District’s rural heritage by re-using them wherever 
possible. However, conversion schemes should not alter the 
essentially simple character of the building and its relationship 
with the surrounding landscape with the addition of numerous 
windows and doors, large areas of open parking, urban style 
boundary treatment, etc. Commercial uses may give rise to less 
intrusive conversions - residential conversions may require the 
insertion of more additional windows, more internal alterations 
to the original structure and the creation of a domestic curtilage 
and associated trappings such as washing lines etc. 
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10.36. 	 Modern buildings frequently make a lesser contribution to the 
appearance of the countryside, but where a commercial use is 
proposed this should be weighed against the valuable 
contribution to the economy in Rural Areas such a conversion 
may make. Concern for the form, bulk and general design of the 
building will be the greatest within special landscape areas. If 
the existing building detracts from the landscape significantly, 
refusal of permission for re-use or conversion may be justified. 
Even if the building is unused and derelict, the short term effect 
on the landscape before it is taken down or falls down is more 
acceptable than the extended existence of a building that has 
been judged not to be in keeping with the rural surroundings. 

10.37. 	 Accordingly, in determining the appropriateness of any 
proposals the Council will have particular regard to the original 
building and the effect of any proposed use or building works on 
it and on its setting. Any conversion scheme must be compatible 
with the essential character of the building concerned, 
particularly traditional types, and capable of being achieved 
with minimal impact on the landscape. The Council has adopted 
Supplementary Planning Guidance, Design Guide “The 
Conversion of Traditional Farm Buildings”. Special 
considerations also apply in the case of buildings that have been 
listed for their architectural or historic importance. 

10.38. 	 The Council favours employment rather than residential re-use 
of rural buildings. There is less potential for harmful effect on 
the countryside and the strategy of the Plan is to have strict 
control on new housing in the countryside and to encourage 
rural employment. Residential conversion will not be allowed 
unless the applicant has made every reasonable attempt to 
secure suitable business re-use and the application is supported 
by a statement of the efforts that have been made or residential 
conversion is a subordinate part of a scheme for business re-use. 

10.39. 	 The Council is concerned to prevent the abuse of agricultural 
permitted development rights. If permission is sought to 
convert a recently erected building, or to convert a building 
which has become available for an alternative use by reason of 
the recent erection of another building as permitted 
development, permission will not be granted. 

10.40. 	 Conversions that would give rise to specific planning objections 
such as noise, smell or excessive traffic generation will not be 
acceptable. Changes of use which result in the establishment of 
a new access or intensified use of an existing access onto an A 
class road will be resisted as will proposals that lead to 
intensified use of an access with substandard visibility. 
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10.41. 	 The Council will not permit the subsequent redevelopment of a 
building converted to an alternative use. The purpose of 
allowing conversion is to bring into positive use a building that 
would otherwise be unused. Conversion is not acceptable if 
substantial rebuilding is required. New buildings in the 
countryside are strictly controlled. Redevelopment would be 
inconsistent with this. 

RA.11	 Outside the built-up area of settlements, the Council endorses 
the conservation and re-use of buildings that are of permanent 
and substantial construction and generally in keeping with the 
rural surroundings, for non-residential purposes that fortify the 
rural economy. 

The scale of such schemes should not conflict with the strategy 
of concentrating development in the main settlements. 

Conversion works should not involve major reconstruction or 
significant extensions and should respect the character of the 
building and its setting. 

Proposals should not give rise to other planning objections. 

Permission for residential re-use is unlikely but may be granted 
exceptionally as part of an acceptable business conversion 
scheme, or where genuine attempts to secure business re-use 
have been unsuccessful. Any subsequent redevelopment 
proposals will be judged by other relevant policies in the 
Local Plan. 

HOUSING 

10.42. 	 In the interests of preserving the rural character of the 
countryside, house building needs to be strictly and carefully 
controlled. When it is necessary for a dwelling to be provided 
outside an existing settlement, notably to meet an essential 
need arising from the land concerned, it should be designed and 
sited in such a way as minimises the effect on the character of 
the area. 

RA.12	 Planning permission will only be granted in exceptional 
circumstances for residential development in the countryside 
outside existing settlements. Any new dwelling required to 
serve the essential needs of agriculture, forestry or some other 
special need shall be sited within or immediately adjacent to an 
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existing group of dwellings suitably located to serve the 
purpose, unless it can be shown that there are overriding 
reasons why it must be built elsewhere. 

AT SETTLEMENTS OUTSIDE THE 

METROPOLITAN GREEN BELT


10.43. 	 In the Rural Areas, in addition to the planned development at 
Buckingham, Wendover and Winslow, it is appropriate to allow 
limited small-scale development at settlements that have some 
community facilities like shops, pubs and post offices, are 
reasonably accessible and may provide some employment 
opportunities. These settlements are listed in Appendix 4. 

10.44. 	 In Appendix 4 settlements priority will be given to proposals for 
the re-use of small parcels of derelict or under-used land, and 
previously developed land, that consolidate the settlement form. 
These development or redevelopment schemes should not 
generally exceed five dwellings, although in Buckingham, 
Wendover, Haddenham and Winslow the principle of larger 
developments that conform to other policies may be 
appropriate. These projects should not detract from any 
distinctive characteristics of the settlement or prejudice 
important areas of open space or employment uses. 

10.45. 	 Within Appendix 4 settlements infilling development will 
normally be permitted. For this purpose, infilling is regarded as 
one or two dwellings in a small gap of a built-up frontage of the 
settlement. Such development should be consistent with the 
scale and spacing of residential development in the vicinity of 
the site and the character of the area. There may be incidences 
where the number of infilling dwellings could be varied, in the 
interests of making a better use of land or to enhance the 
appearance of the surroundings. There may be other cases 
where the space involved is an important visual feature that 
should not be developed. 

10.46. 	 At the edge of Appendix 4 settlements there may also be scope for 
small-scale development between the built-up area and the 
countryside. These opportunities will be very limited - a typical 
example might be a farmyard - and they should avoid intrusion 
into the rural setting of the settlement and, where possible, 
strengthen the interface between the village and the countryside. 

10.47.	 In all cases of development in Appendix 4 settlements an 
efficient use should be made of land and wasteful building 
densities avoided. 
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10.48.	 The ‘built-up area’ to which policies RA.13 and RA.14 apply 
refers to land within the settlement framework principally 
occupied by permanent buildings. This would not normally 
include recreation or amenity land, playing fields, allotments 
or similar open or wooded areas that contribute to the 
settlement form, or large grounds and gardens on the rural 
margins of settlements. 

RA.13	 Within the built-up areas of settlements listed in Appendix 4 of 
the Plan residential development will be restricted to small-
scale areas of land. Subject to other policies of the Plan, 
permission will only be granted for residential or mixed-use 
development comprising: 

(a) infilling of small gaps in developed frontages with one or 
two dwellings in keeping with the scale and spacing of 
nearby dwellings and the character of the surroundings. 

(b) up to five dwellings on a site not exceeding 0.2 ha that 
consolidates existing settlement patterns without harming 
important settlement characteristics, and does not comprise 
the partial development of a larger site. 

Such development should use land efficiently and safeguard 
existing employment uses and significant open spaces and 
buildings. In Buckingham, Wendover, Haddenham and Winslow 
larger schemes may be permitted. 

RA.14	 On the edge of the built-up areas of settlements listed in 
Appendix 4 of the Plan permission may be granted for 
residential or mixed-use development of up to 5 dwellings on a 
site not exceeding 0.2 ha where: 

a) the site is substantially enclosed by existing development 

b) the proposal would satisfactorily complete the settlement 
pattern without intruding into the countryside; and 

c)	 the proposal does not comprise the partial development of a 
larger site. 

Proposals should use land efficiently and create a well-defined 
boundary between the settlement and the countryside. 
Permission will not be granted for development that impairs 
the character or identity of the settlement or the adjoining 
rural area. 
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IN THE COUNTRYSIDE 

10.49. 	 In the countryside outside the Green Belt, that is outside 
settlements, and in settlements not listed in Appendix 4, new 
housing development will be very strictly controlled. The 
replacement of existing dwellings and the infilling of one or two 
dwellings in an otherwise built-up frontage will generally be 
acceptable. Government guidance states that the minor 
extension of small groups of housing in the countryside may be 
acceptable. However, because of the importance in this Plan of 
restricting the location of new housing to achieve the 
sustainability objectives, such development will not be allowed. 

RA.15	 In the Rural Areas beyond the Green Belt and outside the built-
up areas of settlements listed in Appendix 4 permission for the 
construction of new dwellings, other than for those for which 
specific provision is made in the Local Plan, will be granted only 
in the exceptional circumstances of providing affordable 
housing to meet a local need, or housing necessary for the 
purposes of agriculture or forestry. 

Subject to other policies of the Plan, permission will only be 
granted for infilling of small gaps in developed frontages with 
one or two dwellings in keeping with the scale and spacing of 
nearby dwellings, and for the replacement of existing 
dwellings in their original curtilage, where there would be no 
adverse effect on the character of the countryside or other 
planning interests. 

IN THE METROPOLITAN GREEN BELT 

10.50. 	 The County Structure Plan allows for infilling in settlements 
covered by the Metropolitan Green Belt designation, 
replacement of habitable dwellings and limited extension or 
alteration of existing dwellings. 

RA.16	 Within the existing built-up area of settlements within the 
Metropolitan Green Belt, residential infilling of small gaps in 
developed frontages with one or two dwellings in keeping with 
the scale and spacing of nearby dwellings and the character of 
the surroundings will be permitted. 
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REPLACEMENT DWELLINGS IN THE METROPOLITAN 
GREEN BELT AND SPECIAL LANDSCAPE AREAS 

10.51. 	 Whilst accepting the principle of the erection of replacement 
dwellings in the Metropolitan Green Belt and special landscape 
areas, it is important to take account of the overall effect the 
proposed replacement would have. A comparison should be 
made between the effect of the proposed replacement against 
the impact of the existing dwelling. If the dwelling allowed 
exceeds the original size, the Council may impose a condition 
withdrawing future permitted development rights. For the 
purpose of the comparison the term “dwelling” will not include 
any detached garaging or domestic outbuildings. 

RA.17	 The replacement of existing dwellings in the Green Belt by new 
dwellings that are not significantly larger in area or volume, 
and which do not have a greater effect on the openness of the 
Green Belt, may be permitted subject to other relevant policies 
of the Plan. 

Within the special landscape areas, similar replacement 
dwellings that do not harm the natural beauty of the Area of 
Outstanding Natural Beauty or the individual landscape 
features and characteristics of the Area of Attractive 
Landscapes and Local Landscape Areas may also be permitted. 

EXTENSIONS TO DWELLINGS IN THE METROPOLITAN 
GREEN BELT AND SPECIAL LANDSCAPE AREAS 

10.52. 	 Extensions to dwellings within the Metropolitan Green Belt and 
special landscape areas are subject to particular considerations. 
It is important to resist extensions to existing dwellings outside 
the built-up area of settlements that are likely to adversely affect 
the open and undeveloped character of these areas. In principle, 
provided that they do not result in disproportionate additions 
over and above the size of the original building, extensions and 
alterations to dwellings are appropriate development. In the case 
of very small dwellings it may be necessary exceptionally to 
permit a relatively larger extension to allow the provision of 
basic modern amenities. The cumulative effect of a series of 
small extensions to a dwelling can be equally detrimental to 
character and appearance; therefore any proposed extension 
should be assessed against the original building. 

RA.18	 Extensions and alterations to dwellings in the Green Belt that 
are not out of proportion or character with the original building 
and which do not materially reduce the openness of the Green 
Belt may be permitted. 
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Within the special landscape areas the scale, form and location 
of proposed dwelling extensions should have regard, as will the 
Council, to the conservation of the natural beauty of the Area of 
Outstanding Natural Beauty and to the protection of important 
landscape features and characteristics of the Area of Attractive 
Landscapes and Local Landscape Areas. 

DWELLINGS FOR AGRICULTURAL 

OR FORESTRY WORKERS


Permanent Dwellings 

10.53. 	 The Council will in all cases need to be satisfied that a new house 
in the countryside is necessary because of the demands of the 
farming or forestry work which requires it. One or more people 
must have to live on the site and they could not perform their 
duties if they lived in a nearby settlement or existing house. The 
personal circumstances and preferences of the individuals 
involved are not relevant - it is the needs of the enterprise under 
consideration. There is no justification for the provision of new 
dwellings as retirement homes for farmers. Whilst the need for 
security may contribute to the requirement for an agricultural 
dwelling, this reason by itself does not justify one. 

10.54. 	 Accordingly, in considering a proposal for a new farm or forestry 
worker’s dwelling, the following will be relevant factors: 

a) the existing functional need of the enterprise, including 
essential care at short notice and dealing quickly with 
emergencies in the interests of the business; 

b) the number of full time permanent workers who need to live 
at or close to the site of their work; 

c)	 the unit and activity concerned have been established for at 
least three years, have been profitable for at least one of 
them, are currently financially sound and have a clear 
prospect of remaining so; 

d) the amount and suitability of existing accommodation or 
existing buildings suitable for conversion, on or in the 
vicinity of the land holding; 

e)	 other factors relating to access, siting etc.; and 

f)	 whether any existing houses or buildings suitable for 
conversion to housing on the unit have been sold off within 
the last five years. 

10.55. 	 Where a need is proven for a new dwelling in the countryside, 
the Council will be concerned that the impact of the proposed 
dwelling on the countryside will be acceptable. The size of the 
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proposed dwelling should be appropriate to the functional need 
of the enterprise. In the future, the dwelling may not be 
required to meet the original need, or the enterprise as a whole 
may be sold, and the dwelling should not be too large to affect 
the continued viability of maintaining it for its intended 
purpose. Specific permitted development rights may be 
withdrawn by condition to prevent the property being extended 
beyond its original size. 

10.56. 	 The site should be well related to existing farm buildings or 
other dwellings, and designed so as to harmonise with the 
rural setting. The Council will apply all relevant design 
policies and Design Guide advice to any new farm or forestry 
worker’s dwelling. 

RA.19	 Planning permission will be granted for dwellings in the 
countryside for agricultural or forestry workers who are 
genuinely obliged to live close to their occupations in the 
interests of the proper working of a viable farm or forestry 
enterprise. Permission will not be granted if the 
accommodation could be equally well provided in a settlement 
or by building conversion. 

The scale and location of the dwelling should be related to 
the functional need of the unit, and other buildings, and its 
s it ing and appearance should respect the rural  
characteristics of the surroundings. Where permission is 
granted conditions may be imposed to regulate subsequent 
increases in the size of the dwelling. 

Occupancy Conditions 

10.57. 	 Where the need for a new agricultural/forestry worker’s house 
in the open countryside is justified, it is necessary to ensure 
that the dwelling is kept available for this need and a standard 
occupancy condition will be imposed on the permission to 
ensure this. In some cases, the Council may wish to impose 
occupancy conditions not only on the new dwelling, but also 
on any other unrestricted dwellings over which the applicant 
has control and need at the time to be used in connection with 
the farm. 

10.58. 	 The Council will consider applications for substituting the 
modern occupancy condition for a non-standard condition 
imposed on dwellings for which planning permission was 
granted prior to the current guidance. 
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10.59. 	 Changes in the scale and character of farming and forestry over 
the years may affect the long-term requirement for dwellings 
subject to an occupancy restriction. Applications for the 
removal of agricultural/forestry occupancy conditions will only 
be allowed if the Council is satisfied that the need advanced at 
the time of the original permission is no longer valid and also 
that there is no need for such a dwelling to meet the needs of 
the local agricultural community. 

10.60. 	 Applicants will be required to submit evidence that the dwelling 
has been properly marketed continuously and unsuccessfully 
for sale at a price that reflects the restriction over a reasonable 
period of time. 

RA.20	 The occupation of all permitted agricultural or forestry workers' 
dwellings will be restricted by condition to ensure that the 
dwelling remains available to meet the essential needs of 
farming or forestry in the locality. 

In granting permission conditions may also be imposed, or 
obligations sought, to regulate the occupation of other dwellings 
on the relevant holding. 

Temporary Accomodation 

10.61. 	 In considering proposals for temporary accommodation, the 
Council will have to be satisfied that there is a functional need 
for a full time worker to be present at all times on the site, 
there are no other dwellings available, the proposed enterprise 
has been planned on a sound financial basis, there is clear 
evidence of a firm intention and ability to develop the 
enterprise concerned, and other normal planning requirements 
are satisfied. Temporary permission will not be granted in 
locations where a permanent dwelling would be unacceptable 
and successive extensions to any temporary permission are 
unlikely to be considered acceptable. 

RA.21	 In appropriate cases, permission for a mobile home or other 
temporary dwelling may be given for the period during which 
viability for the enterprise is to be proved and established. 

DWELLINGS FOR HORSE-RELATED DEVELOPMENT 

10.62.	 Applications for dwellings or temporary residential 
accommodation for horse-related activities will be dealt with in 
the same way as for agricultural or forestry operations. The 
following specific policies will apply. 
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RA.22	 Planning permission for a permanent new dwelling in the 
countryside for a worker associated with horse-related activities 
will only be granted where: 

a) it is essential for the proper functioning of an existing horse-
related enterprise which has an assured future; 

b)	 there is no other suitable alternative accommodation 
available or capable of being provided by conversion of an 
existing building; and 

c)	 suitable accommodation, including that which might have 
been converted, has not been sold separately from the land 
within the last five years. 

RA.23	 Permanent new dwellings for workers associated with horse-
related activities shall be located to meet the identified 
functional need and be well related to existing farm buildings or 
other dwellings. They will be expected to be of a good standard 
of design and of a size appropriate to their rural location. 

RA.24	 In all cases, permission for permanent dwellings for workers 
associated with horse-related activities will be subject to a 
condition and/or legal agreement that the occupation of the 
dwelling shall be limited to a person solely or mainly working, or 
last working, in the locality in horse-related activities, or a widow 
or widower of such a person, and to any resident dependants. 

OTHER MAJOR REDEVELOPMENT SITES 

CALVERT 

10.63. 	 The Aylesbury Vale (Rural Areas) Local Plan (RALP) set out (in 
Policy RMS.8) a policy for the redevelopment of the site of the 
former Calvert brickworks. The whole area of the Calvert 
brickworks site totals 55ha of which 25ha comprises that part 
described in the RALP as the ‘footprint of Calvert brickworks’ 
and which is shown on the Proposals Map as a ‘mixed 
housing/employment commitment’. 

10.64. 	 In August 2000 the Council granted outline planning 
permission on the footprint site for mixed development 
comprising 300 dwellings on 22 ha of the footprint and 3 ha of 
employment on the remainder. 

10.65. 	 The Local Planning Authority has sought to accommodate 
housing needs in the most sustainable locations. This is a 
remote site and there is no justification for increasing the 
density of development above that already committed by a valid 
planning permission. 
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RA.25	 The Council will require that any proposal for any alternative 
development to that permitted or other use of the former 
Calvert brickworks site accords with the following requirements: 

a) a comprehensive plan for the whole of the footprint site of 
the redundant Calvert brickworks, in accordance with the 
principles established in the masterplan approved under 
reference 00/0250/ADP (reference number A1420/2.1/03), 
shall describe the proposals in the context of and relate 
them to any intended development or other use of 
neighbouring land; 

b) restriction of replacement built development to the footprint 
of the former Calvert brickworks (shown on the Proposals 
Map as a mixed housing/employment commitment), and the 
approved masterplan referred to in a) above; 

c)	 provision of appropriate landscaping works to enhance the 
permitted site, to protect and enhance the amenities of local 
residents and to relate the site to its countryside location -
existing trees and hedgerows, particularly where they screen 
the site, shall normally be retained and supplemented; 

d) provision within the footprint of the former Calvert 
brickworks of a minimum of 3 ha of land for employment 
uses to replace that lost from the site on closure and land for 
residential development to provide a maximum of 300 
dwellings in accordance with the principles established in 
the approved masterplan referred to in a) above; 

e)	 that the remainder of the site of redundant brickworks 
shown on the Proposals Map as the Calvert policy area is 
devoted to uses appropriate to the site's countryside 
location; and 

f)	 satisfactory highway access, including any necessary local 
road and/or junction improvements; 

and will seek: 

i) any appropriate local vehicle routing arrangements; 

ii) to establish and safeguard a suitable network of footpaths 
and bridleways within the site; 

iii) appropriate utilisation of the railway for access and 
servicing (see also GP.26); and 

iv) to secure, by means of a legal agreement with the landowner 
and/or developer, that the necessary improvements to the 
physical and social infrastructure of the site are provided at 
the appropriate time. 
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PITSTONE 

10.66.	 The Aylesbury Vale (Rural Areas) Local Plan (RALP) set out (in 
Policy RMS.3) a policy for the redevelopment of the site of the 
former Pitstone cement works. Planning permissions have 
subsequently been granted for the development of 275 houses 
on the site. Since 1998, when the deposit draft District Local 
Plan was published, the District Council has been consulting on 
modifications to the Plan that would provide for a greater 
amount of development on the former cement works site and on 
adjacent land (as defined on the Proposals Map as Pitstone 
Development Area). The additional area comprised land 
alongside the main West Coast Rail Line that had originally 
been reserved for a waste transfer facility and land between the 
main part of the village and the development site. The former 
area was part of the original developed site that was now 
redundant and the latter part would, once developed, allow for 
greater connectivity to be made between the existing and 
proposed new parts of the village. It is envisaged that the 
expanded development site will enable some 450 dwellings (the 
total number of dwellings to be determined by means of a 
comprehensive plan/development brief described in 
requirement a) below) to be accommodated, together with 
replacement employment on 21.44 ha of the former cement 
works, a new spine road between the B488 and B489 and 
commensurate community uses. 

RA.26	 The Council supports the redevelopment of the former Pitstone 
cement works site and adjacent land as defined on the 
Proposals Map as the 'Pitstone Development Area' for a mixed 
employment and housing scheme including appropriate local 
services, facilities and open space. In any development proposals 
for the re-use and redevelopment of the Pitstone Policy Area, 
the District Council will require: 

a) that any proposals for the development of land outside 
that already granted planning permission, or proposals 
to alter existing planning permissions shall be against 
the background of a comprehensive plan/development 
brief for the whole of the Pitstone Development Area 
prepared in association with the Council and subject to 
public consultation; 

b) provision of housing, employment, open uses and 
community uses on the land defined as Pitstone 
Development Area; 

c)	 provision of a mix of housing types and sizes, including in 
particular at least 10% as low cost market housing, and 
providing for a minimum of 20% and up to 30% as 
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affordable housing. The Council will assess the 
circumstances of the site and of the particular proposed 
development, taking into account the considerations set out 
in GP.2 above and also the local needs for low cost housing. 
The Council will also wish to ensure that the affordable 
dwellings are occupied initially by "qualifying persons" and 
are retained for successive "qualifying persons"; 

d) replacement built development to be restricted to the land 
defined on the Proposals Map as the Pitstone Development 
Area with the precise extent of the land to be developed to 
be determined in accordance with the comprehensive 
plan/planning brief described in requirement a) above; 

e)	 the reduction of the visual impact of the formerly built-up 
area of the works and associated quarries and the visual 
enhancement of the Pitstone Policy Area in accordance with 
requirements f)-i) below; 

f)	 restoration of Quarry no. 1 to an open use appropriate to the 
countryside and its countryside setting pursuant to the IDO 
consents ref: 92/461/AMI and 0975-93; 

g) use(s) for Quarry no. 2 consistent with its location within 
the Area of Outstanding Natural Beauty and Metropolitan 
Green Belt following the extraction of chalk from and 
restoration of Quarry no. 2 pursuant to the IDO consents 
ref: 92/461/AMI and 0975-93; 

h) arrangements for the long-term maintenance and 
furtherance of the nature reserve in Quarry no. 3; 

i)	 that existing trees and hedgerows, particularly where they 
screen the Pitstone Policy Area and/or are prominent in the 
surrounding landscape, are retained and supplemented, save 
where the retention of existing trees and hedgerows would 
prevent the most satisfactory comprehensive scheme for the 
Pitstone Development Area from being achieved or where 
such trees/hedgerows are dead or dying and/or diseased and 
need to be removed; 

j)	 equitable contributions towards the provision of bus services 
between the development and Tring station; 

k) maximum utilisation of the railway for access and servicing; 

l)	 the protection and enhancement of the amenity of the 
neighbouring residents and those in nearby settlements; 

m) additional pedestrian and cycle links through the adjoining 
restored quarry land to neighbouring settlements and/or 
surrounding footpaths; 

n) integration between the existing village and the former 
cement works site fully exploiting opportunities to do so 
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provided by all the land enclosed within the Pitstone 
Development Area, in particular the Hawkins/Parish 
Council land, in accordance with the provisions agreed in 
the comprehensive plan/planning brief described in 
requirement a) above; and 

o) an equitable contribution towards improvements to 
Brookmead School ,  Iv inghoe  based on generated  
pupil numbers. 

EMPLOYMENT 

DEVELOPMENT IN SETTLEMENTS 

10.67. 	 There are many employment sites in settlements throughout 
the Rural Areas. Some are isolated employment sites but there 
are also aggregations like the industrial areas at Aston Clinton 
and Westbury. 

10.68. 	 The continued use of these sites for employment purposes and, 
in appropriate instances, the extension and/or intensification of 
some of these sites accords with the aims of the adopted 
Buckinghamshire Rural Strategy. They are commensurate with 
the aims of maintaining a healthy and diverse rural economy 
and providing local employment. 

RA.27	 Within the built-up areas of rural settlements the Council will 
resist proposals which lead to the loss of viable employment 
uses that do not cause significant environmental harm. 

EMPLOYMENT IN THE COUNTRYSIDE 

10.69. 	 There are a considerable number of isolated employment sites 
scattered throughout the District’s countryside. There are also 
a number of businesses located on small parts of former 
wartime aerodromes near Turweston, Tingewick, Great 
Horwood, Wing, Marsworth and Worminghall. 

10.70. 	 It is necessary to strike a proper balance between the objective of 
maintaining a healthy and diverse rural economy in which the 
number of jobs broadly matches the workforce, with that of 
protecting the open character and appearance of the countryside. 

10.71. 	 The Buckinghamshire Rural Strategy, developed in accordance 
with the guidance given by the Rural Development Commission 
and the rural strategies adopted by all local economic 
development agencies, promotes a proactive approach to 
meeting rural area employment needs locally. Small-scale 
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‘cottage industries’ within existing dwellings can make a 
positive contribution to the rural economy and employment. 
Where an application for planning permission is required to 
establish such activities, these will normally be acceptable 
where they do not have an adverse impact on the amenity of the 
occupiers of neighbouring properties and accord with other 
policies of the Plan. 

RA.28	 The Council is in favour of small-scale commercial activities 
undertaken in conjunction with the residential use of dwellings 
in Rural Areas. 

In considering applications for such uses the Council will have 
regard to their employment and social benefits along with any 
effect of the business on other planning interests, especially 
neighbourly amenity. Where permission is granted conditions 
may be imposed, or planning obligations sought, to regulate the 
nature and extent of the approved use. 

10.72.	 Whilst existing uses should be permitted to continue, given the 
open character and appearance of the former aerodrome sites 
and their relative remoteness from populated areas they are 
considered inappropriate locations for expansion or 
redevelopment. Such development would inevitably impact on 
the wider rural environment and attract increased commuter 
traffic on unsuitable rural roads. 

10.73. 	 The Council considers that there should normally be a 
presumption against the establishment of new employment uses 
in the countryside. 

RA.29	 Except where otherwise allowed for in the Local Plan, outside 
the built-up areas of settlements and identified employment 
areas, the Council will resist proposals for new employment 
buildings and for the expansion of established employment sites 
into the countryside. 

With the exception of Silverstone Motor Racing Circuit, 
Westcott, and Newton Longville Brickworks, existing 
employment sites in the countryside are not defined on the 
Proposals Map. When considering applications for planning 
permission made in respect of these non-defined sites, the 
Council will have regard to any extant planning permission or 
lawful use or development in order to define the extent of the 
existing employment site. At these sites permission may be 
granted for limited building extensions or redevelopment that is 
not out of keeping with the characteristics of the locality and 
does not lead to excessive traffic generation. 
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SILVERSTONE MOTOR RACING CIRCUIT 

10.74. 	 Silverstone Motor Racing Circuit is a motor sports venue of 
international importance. It is important both to the 
international motor racing industry and to the local economy. 

10.75. 	 Because the Circuit straddles the boundary between Aylesbury 
Vale and South Northamptonshire Districts, it is essential to 
achieve consistency and continuity across the administrative 
boundary and to consider the site comprehensively. 

10.76. 	 A balance must be struck to enable both the future 
development of the Circuit and its related facilities, and the 
need to protect the environment of the surrounding area. The 
southern part of the Circuit overlaps the Stowe Area of 
Attractive Landscape. All of the Circuit within Aylesbury Vale 
is in a rural setting. It is important to ensure that development 
in the Circuit does not displace existing uses to the 
surrounding countryside. 

10.77. 	 Expansion of employment at Silverstone accords with the 
advice given by consultants who prepared the Buckingham and 
North Bucks Rural Strategy Studies, which this Council jointly 
commissioned. Both these reports identify Silverstone as 
offering tremendous potential to stimulate the rural economy in 
north Buckinghamshire. 

10.78. 	 Although substantial new employment is planned in South 
Northamptonshire, it is appropriate to maintain this 
designation as this employment area performs a complementary 
and different role to an Advanced Technology Park. 

10.79.	 The employment area within Aylesbury Vale is primarily small 
workshop units, providing “nursery” accommodation for motor 
racing related industry. This is an important and complementary 
part of the employment activity at Silverstone. 

RA.30	 The Council endorses the improvement of motor sport and 
spectator facilities within the defined area of Silverstone Motor 
Racing Circuit. 

Proposals for new development, including leisure and 
recreational activities complementary to the main motor sport 
use, should have particular regard to: 

a)	 the need to avoid serious additional disturbance to those 
who live in the area; 
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b) the need to protect the rural and visual character of the 
countryside adjacent to the circuit; 

c)	 the need to avoid traffic increases and traffic routing 
unsuited to rural roads in the locality; and 

d) the archaeological significance of Luffield Priory. 

RA.31	 Within the defined area of Silverstone Employment Area, 
subject to other relevant policies of the Local Plan, permission 
will only be granted for the redevelopment and extension of 
existing premises and the construction of new premises, for 
purposes directly connected with the motor sport industry, 
including related research and development. 

WESTCOTT 

10.80.	 When the Aylesbury Vale (Rural Areas) Local Plan (RALP) 
policy was devised for Westcott a large part of the site was 
redundant from Royal Ordnance use. Since then buildings on 
the site have been granted planning permission for general 
employment use. The buildings are primarily concentrated in 
one area with a number of more widely scattered buildings. 
There are a significant number of derelict structures/buildings 
that have little prospect of re-use. There are also extensive 
areas of hard standing in the site. 

10.81. 	 The Council recognises that the employment use of the site is 
now well established. It is reasonable to allow for the 
redevelopment and limited expansion of employment floor-
space. To do so it is appropriate to identify a boundary for the 
“Westcott Employment Area”. However, redevelopment and 
expansion must be on the basis of achieving comprehensive 
improvement of the visual impact of the entire site. This is both 
in respect of the consolidation of employment floor-space into 
the main employment area and the removal of redundant 
buildings and structures or, where removal is not feasible, other 
works to reduce their visual impact. There would also need to 
be measures to address traffic impact locally and introduce 
further landscaping and retain existing tree groups. The “Solids 
Area”, which is immediately adjacent the Westcott Employment 
Area could also be developed as part of the Westcott 
Employment Area provided the explosives licence that currently 
prevents development on the site has first been removed. Once 
the constraint has been removed, any development within that 
area should accord with RA.32. 

10.82. 	 The remainder of the site outside the Employment Area is an 
area where open countryside policies apply. However the 
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Council recognises that the extensive areas of hardstanding 
may be used for a variety of purposes without adding to the 
impact on the countryside. Uses of the hardstanding which do 
not add to the permanent impact of the site on the countryside 
will be permitted provided that they are acceptable in relation 
to other matters in particular traffic and impact on residential 
amenity. This does not include open storage. No new buildings 
will be permitted in this area. 

10.83. 	 The former Royal Ordnance Sports & Social Club is now run as 
a separate organisation and made available to local people. The 
Council will encourage the retention and improvement of these 
facilities in line with normal policies for sport and recreation. 

10.84. 	 The policies below define the “Westcott Policy Area”, then 
further define within the site a “Westcott Employment Area” 
and “Westcott Sports and Social Club Area”. The general thrust 
of the policies is to concentrate development within the 
Employment Area and to achieve environmental benefits, by 
way of removal of buildings and structures, outside the 
Employment and Sports Club areas. 

10.85. 	 The site is not presently served by bus services, although 
previously it was when the site was used to a greater extent by 
Royal Ordnance. Any expansion of the employment facilities on 
the site should be accompanied by a reinstatement of improved 
bus services. 

RA.32	 Within the defined Westcott Employment Area there is no 
objection in principle to the redevelopment of existing 
employment buildings with appropriate structures of 
comparable floor area. 

Additional employment floor space may be permitted subject to 
the removal of other buildings of similar floor area in the 
designated Westcott Policy Area and suitable after-treatment of 
their sites. 

Permission will not be granted in the Solids Area of the 
Employment Area during the currency of the explosive 
safeguarding envelope. 

Planning permission granted for all development may include 
conditions to control outside commercial activities and storage, 
ensure satisfactory road access and require tree protection and 
landscaping. Planning obligations may also be sought to obtain 
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relevant improvements to the transport system, including public 
transport bus services, and footpath and bridleway networks. 

RA.33	 The Council will resist development proposals that involve a 
loss or reduction in the social facilities and community 
amenities of the Westcott Sports and Social Club. Proposals for 
additional buildings will be subject to other relevant policies of 
the Local Plan and may be dependent on the removal of other 
buildings in the designated Sports and Social Area and suitable 
after-treatment of their sites. 

NEWTON LONGVILLE 

10.86. 	 Newton Longville Brickworks closed in 1991. Since then, 
Aylesbury Vale District Council has been working with Milton 
Keynes Council and Bucks County Council on a 
comprehensive approach to the redevelopment of the area, 
which straddles the District boundaries. The area includes the 
footprint of former works buildings, landfill operations, and 
farmland with consent for mineral workings. In 1995, the 
three Councils jointly approved a Planning Brief guiding the 
redevelopment of the area. 

10.87. 	 The Brief stipulates that the majority of development, including 
housing, employment, local shopping, recreation and 
community uses, takes place within the area covered by Milton 
Keynes Council. In Aylesbury Vale, only that part of the built 
footprint of the former brickworks extending into the district is 
suitable for development, and that is identified for employment 
use. In addition, the site as a whole requires access through 
Aylesbury Vale to link with the A4146 Fenny Stratford bypass. 

10.88.	 The Council continues to support the redevelopment of the area 
in general accordance with the approved Brief. 

RA.34	 Proposals for the redevelopment of that part of the Newton 
Longville Brickworks Site will be considered against the 
following principles: 

a) that proposals form part of the comprehensive 
redevelopment of the site generally as described in the 
approved Planning Brief, including provision of the link 
road to the A4146, and limited to the areas defined therein; 

b) appropriate measures are undertaken to discourage and so 
minimise the impact of traffic generated by the development 
using rural roads and travelling through villages, in 
particular Newton Longville; 
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c)	 the revocation of all outstanding mineral planning consents 
and the granting of a new planning permission and waste 
disposal licence for a revised landfill programme; and 

d) provision for the maintenance of the openness of land 
between the new development and Newton Longville village. 

RA.35	 The Council will protect the safeguarded corridor, Newton 
Longville Brickworks, for a road between the proposed 
development in Milton Keynes and the A4146 Fenny Stratford 
bypass. The Council will also seek to ensure that the 
opportunity for construction of a link between the proposed 
development in Milton Keynes and the Buckingham Road 
(A421) is not prejudiced by development. 

TRANSPORT 

10.89. 	 The Strategic Highway Network has been identified to provide 
safe and convenient access through the Rural Areas to major 
centres of population and employment, with the least damage to 
the environment. Other inter-urban roads have been identified 
to serve predominantly local traffic and the use of minor roads 
will be discouraged or resisted. 

10.90. 	 The quiet lanes and rural road network throughout the Rural 
Areas form an integral part of the attractive character and 
appearance of the countryside. An important element of the 
overall strategy of this Plan is to protect and enhance the 
character and appearance of the Rural Areas and prevent 
developments that are likely directly or indirectly to harm it. It 
is also concerned to prevent development likely to generate 
additional traffic on inadequate roads or that would cause 
environmental damage to settlements, individual properties or 
the countryside generally. 

RA.36	 In considering proposals for development in the Rural Areas the 
Council will have regard to the desirability of protecting the 
characteristics of the countryside from excessive traffic 
generation, including the need to avoid traffic increases and 
routing unsuited to rural roads. 

RA.37	 New accesses to inter-urban A-class or Trunk Roads will not be 
permitted, unless they are required as part of any other 
proposal in this Plan or for specific agricultural or forestry 
operations. Any new access will be considered with respect to 
safety and to the strategic status of the road. 
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