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1. An irreplaceable resource
[bookmark: _Hlk24908381]The planned redevelopment of the St Leonard’s Parish Centre into a church and events venue, at the heart of the Chesham Bois Conservation Area, is the largest development proposed in Chesham Bois for over 100 years. The proposal is on land owned by two bodies within the Church of England[endnoteRef:1]. This is located on the corner of Glebe Way, South Road and Bois Lane. It needs careful consideration because of the sensitivity of the site and the features of special architectural and historic interest which led to it being designated a conservation area under the 1990 Planning (Listed Buildings and Conservation Areas) Act.[endnoteRef:2]  [1:  The rectory is owned by the Office of the Rector (i.e. current benefice of Chesham Bois) and the Parish Centre is owned by the Diocesan Trustees (Oxford) Limited]  [2:  1990 Planning (Listed Buildings and Conservation Areas) Act https://www.legislation.gov.uk/ukpga/1990/9/contents] 

The most recent legislation is the revised National Planning Policy Framework (NPPF) which was updated on 19 February 2019. According to paragraph 184 of this documentation ‘heritage assets range from sites and buildings of local historic value to those of the highest significance, such as World Heritage Sites. These assets are an irreplaceable resource and should be conserved in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of existing and future generations’.[endnoteRef:3]  [3:  https://www.gov.uk/government/publications/national-planning-policy-framework--2 
National Planning Policy Framework 16. Conserving and enhancing the historic environment 184. P 54] 

According to the 1990 Planning (Listed Buildings and Conservation Areas) Act, when considering any planning proposal in a conservation area ‘special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area’.[endnoteRef:4] Likewise, Chiltern District Council’s Conservation Areas General Planning Controls and Policies documentation defines conservation areas as ‘areas of special or historical architectural, or historic interest, the character or appearance of which it is desirable to preserve or enhance’.[endnoteRef:5]   [4:  http://www.legislation.gov.uk/ukpga/1990/9/section/72 1990 Planning (Listed Buildings and Conservation Areas) Act Section 72]  [5:  Conservation Areas General Planning Controls and Policies Chiltern District Council 1995 PDF downloaded from https://www.chiltern.gov.uk/planning/conservationareas 1.2 What is a Conservation Area?] 

[image: ]
Map of the Chesham Bois rectory land from Raffety Buckland’s 1983 auction brochure showing the property for sale, i.e. the Old Rectory and its garden circled in black and the glebe land, Parish Hall and New Rectory to the south and east, circled in green. The proposed redevelopment includes all the original glebe land outside the Old Rectory garden, St Leonard’s Church Hall and the New Rectory 








2. The proposed redevelopment of St Leonard’s Parish Hall and Rectory
[bookmark: _Hlk25650103][bookmark: _Hlk25517557]St Leonard’s Church are planning to demolish the existing Parish Hall and rectory (The New Rectory on the above map) and build a new ‘worship centre’, in other words a church, for 275 people, an additional hall similar in size to the existing parish centre (i.e. and additional capacity of c 100 people), a new rectory, an additional house (a staff home apparently to be occupied by the caretaker of the new premises), new offices for the Church and the Parish Council, a church led café and a self-contained day nursery[endnoteRef:6]. In St Leonard’s Church Parish Centre Redevelopment FAQs[endnoteRef:7] they state that ‘the primary purpose of the building is its use by the church community and other local community groups. Members of these groups will be renting the building for a variety of purposes. There are no plans to develop an intensive “commercial letting” strategy for the building by this we mean maximising the rental income from the building by renting it out as much as possible.’ It is difficult to understand how the Church will finance this redevelopment without a commercial letting strategy and the above statement appears to be contradicted by the requirement for a caretaker’s house on site. [6:  https://www.stleonardscb.org.uk/parishcentreredevelopment]  [7:  https://www.stleonardscb.org.uk/parishcentreredevelopment
https://f63f8f0f-2fc3-43f7-936b-6295a0b545a6.filesusr.com/ugd/f71893_7e1af2571f7a439987cb53a065f2cd63.pdf] 

The St Leonard’s Church Parish Centre Redevelopment FAQs document goes on to state that ‘in addition, there are no plans for St Leonard’s to have an “alcohol licence” for the building. The church is very clear that the building will not be used beyond a certain time in the evening. St Leonard’s church are sensitive to the location and current thinking is that any activity will need to be finished by 10pm with the site closed by 11pm, but this is still to be finalised’. In my role as chair of Chiltern Friends of Cancer Research, I regularly hire local church halls for fundraising events and apply for an alcohol licence for each event. We have never been asked to finish an event before 11pm and to ensure the venue is properly cleaned we would not leave the site until at least 11.30/11.45 pm. 
The new building could be used for a variety of events and conferences and in excess of 400 people could be on site if both halls, the nursery, the café and the offices are in use at the same time. This is way in excess of the 275 capacity mentioned in the St Leonard’s Church Parish Centre Redevelopment FAQs document[endnoteRef:8] and is a 400% increase on current maximum usage of St Leonard’s Parish Hall. 70 permanent carpark spaces[endnoteRef:9] are currently planned to the southeast of the Grade II Listed Old Rectory garden[endnoteRef:10], where the garden of the Rectory currently is, with additional parking on the Glebe field behind which according to the St Leonard’s Church Parish Centre Redevelopment FAQs document will be ‘reinforced where necessary for car access’.[endnoteRef:11] [8:  https://www.stleonardscb.org.uk/parishcentreredevelopment
https://f63f8f0f-2fc3-43f7-936b-6295a0b545a6.filesusr.com/ugd/f71893_7e1af2571f7a439987cb53a065f2cd63.pdf]  [9:  This was the figure used at St Leonard’s Pre-Planning Event, November 3 2019 ]  [10:  The National Heritage List for England refers to the listed building 1239048 as the Grade II Listed The Rectory; however, since 1983 this building has been called the Old Rectory with the later 20th century rectory off Glebe Way known as the Rectory. Modern maps label them correctly. This document will therefore refer to the Grade II Listed Old Rectory]  [11:  https://www.stleonardscb.org.uk/parishcentreredevelopment
https://f63f8f0f-2fc3-43f7-936b-6295a0b545a6.filesusr.com/ugd/f71893_7e1af2571f7a439987cb53a065f2cd63.pdf] 

Whilst the current Rectory is set well back from the road and is totally screened by trees, the church and events venue will have a pedestrian entrance and glass front elevation, lit from within, on Glebe Way which will visible from all the surrounding roads of the Chesham Bois Conservation Area. The building will also be visible from South Road, particularly during the winter months. This is an area adjacent to a conservation area and features many fine Arts and Crafts houses which are considered non-designated heritage assets. The development will greatly alter the streetscape and the semi-rural aspect as it will involve an excessive increase in lighting levels and hard landscaping as there is currently no pavement and little lighting here. The new housing will also be visible from North Road, also part of the Conservation Area, dramatically altering the streetscape here. If parking is permitted on the Glebe field to the south of the Old Rectory garden then cars and lights will be obvious from quite deep into Chesham Bois Common affecting all users of the Common. The additional hard landscaping for the carpark will also be visible from the Grade II Listed Old Rectory.
The current Parish Hall was built in 1937 after many years of fundraising in the village. It replaced an earlier, smaller building known as the Rectory Rooms, by Arts and Crafts architect, John Harold Kennard.[endnoteRef:12] The earlier building was built at the expense of the incumbent, Rev T H Fitzpatrick and his wife in the Rectory grounds and then ‘generously bestowed upon the parish by the free conveyance of the hall’.[endnoteRef:13] The new hall was designed by architect John Wade and the builders were Messrs H. J. & A. Wright of Great Missenden. According to the Bucks Examiner of 30 July 1937, the building ‘built of brick and tile, will consist of a main hall, stage, dressing rooms, committee room, and usual offices with modern heating and lighting. The floor of the main hall will be of Oregon Pine, and the general appearance will be very pleasing, and in perfect harmony with the general surroundings’.[endnoteRef:14] [12:  John Harold Kennard FRIBA https://amershammuseum.org/history/people/20th-century/kennard/]  [13:  Bucks Examiner, 28 September 1923]  [14:  Bucks Examiner, 30 July 1937] 

The current hall was designed to blend into the common and to be true to the local vernacular and surroundings. Like the later rectory (built 1982/83), it was built in an Arts and Crafts style and does not jar in any way with its environment. St Leonard’s Church has not invested any money in the Parish Hall in recent years which explains their comment ‘when one considers the condition of the existing Parish Centre’[endnoteRef:15]. Nevertheless, it is still used by local community groups on a regular basis, The Taylor School of Dancing and the Bright Horizons Day Nursery and Pre-School. [15:  Parish Centre Redevelopment FAQS https://www.stleonardscb.org.uk/parishcentreredevelopment] 

3. The importance of reviewing the Chesham Bois Conservation Area 
Under the 1990 Planning (Listed Buildings and Conservation Areas) Act , Section 69[endnoteRef:16], councils should periodically review each conservation area to see if the existing areas are still appropriate and to assess if any additional areas should be added to the conservation area protection[endnoteRef:17]. No review has taken place since 1996.  In January 2016 Chiltern District Council and South Bucks District Council published a joint paper on a Draft Heritage Strategy. This states that ‘each conservation area should be subject to a conservation area appraisal. Conservation area appraisals have commenced, and work is ongoing but as yet no appraisals have been completed or published. This is recognised as a gap in the two Councils’ publicly available evidence base and the Councils have commissioned consultants to complete appraisals already commenced in Chiltern District, to prepare a prioritised programme of work, and to undertake some additional conservation area appraisals’. [endnoteRef:18] Chiltern District Council have had limited resources available for heritage reviews as for many years planning resources focused on HS2[endnoteRef:19] and then the Chiltern and South Bucks Local Plan 2036, which was submitted for independent examination on 26 September 2019[endnoteRef:20]. [16:  1990 Planning (Listed Buildings and Conservation Areas) Act Section 69 https://www.legislation.gov.uk/ukpga/1990/9/section/69]  [17:  Conservation Areas General Planning Controls and Policies Chiltern District Council 1995 PDF downloaded from https://www.chiltern.gov.uk/planning/conservationareas 1.2 What is a Conservation Area?]  [18:  Chiltern District Council and South Bucks District Council Draft Heritage Strategy January 2016 p 18 & 19]  [19:  Catherine Murray, the former Principal Conservation & Listed Buildings Officer for Chiltern District Council was seconded to HS2 for a long period, has since retired and after several temporary appointments that position has only recently been filled by Matthew Crook]  [20:  https://chiltern.gov.uk/planning/localplan] 

A review of the Chesham Bois Conservation Area has not yet been started by Chiltern District Council, and because of the transition to the new unitary council in April 2020, such a review is unlikely at present. I therefore recommend that Chesham Bois Parish Council undertake their own review as the Draft Heritage Strategy paper identifies an action to ‘work with interested parties to help establish a local list of heritage assets, importantly understanding their importance or value to local communities and place-making’.[endnoteRef:21]  [21:  Chiltern District Council and South Bucks District Council Draft Heritage Strategy January 2016 p 22 ] 

Paragraph 187 of the NPPF (Feb 2019) also states the importance of having accurate, up-to-date records as follows:
‘Local planning authorities should maintain or have access to a historic environment record. This should contain up-to-date evidence about the historic environment in their area and be used to:
Assess the significance of heritage assets and the contribution they make to the environment; and
Predict the likelihood that currently unidentified heritage assets, particularly sites of historic and archaeological interest will be discovered in the future’.[endnoteRef:22] [22:  https://www.gov.uk/government/publications/national-planning-policy-framework--2 
National Planning Policy Framework 16. Conserving and enhancing the historic environment 187. P 54] 

The substantial and unprecedented scale of the current proposal and potential impact on all residents makes a heritage review urgent. As no review has taken place for 23 years the Bucks Historic Record (HER) for Chesham Bois is out of date and planning officers cannot undertake a fair assessment of the current proposal before such a review has been completed.  Chesham Bois Parish Council should take the lead here.
4. Impact on the Chesham Bois Conservation Area
The Chesham Bois Conservation Area covers an area of 34.4 ha and includes Chesham Bois Common, North Road, Manor Drive, most of Bois Lane and extends north-eastwards to the Church and surrounding buildings in High Bois Lane. This paper attempts to evaluate the heritage impact of the proposed redevelopment on the part of the Conservation Area immediately around it, that is Bois Lane, North Road and Chesham Bois Common, and to assess whether it will enhance the Conservation Area as it does not preserve it in order to comply with current legislation.[endnoteRef:23] As the Conservation Area has not been reviewed for some years, in addition to the listed buildings, this paper also considers the impact on other houses in the area which are now considered to be non-designated heritage assets. The impact on the areas adjacent to the current Conservation Area is also considered. However, it does not consider the considerable impact of the development on the natural environment. Although this is a key factor in the Conservation Area another assessment should consider this. [23:  http://www.legislation.gov.uk/ukpga/1990/9/section/72 1990 Planning (Listed Buildings and Conservation Areas) Act Section 72] 

To the south and west, the proposed development is bordered by Chesham Bois Common. To the north is the Grade II Listed Old Rectory dating from 1833, the Old Rectory garden and the 17th century Grade II Listed stable block. The eastern boundary is Glebe Way and the triangle of common land known as the Glebe, which is the site of the Grade II Listed War Memorial.  It is all part of the Chesham Bois Conservation Area which was designated a Conservation Area in 1992 under the 1990 Planning (Listed Buildings and Conservation Areas) Act. 
Chesham Bois Common is owned by the Parish Council and is used by all the community, young and old, for recreation. It is also the home of Chesham Bois Cricket Club and a natural haven for wildlife. It is regularly used by other community groups such as Forest Schools, the Scouts and Chiltern Rangers and is the site of the biennial Chesham Bois Parish Fete and the now annual village picnic. The Parish Council website states that they ‘consider it vital to conserve the character of Chesham Bois Common’.[endnoteRef:24] The Common also marks the boundary between the town of Amersham-on-the-Hill and the village of Chesham Bois. The town is obviously more urbanised with clearly defined pavements and street lighting. The Common is the beginning of the Conservation Area which is a distinctive area with less urbanisation and street lighting. There is no pavement along North Road, only a shingle path. Likewise, there are no road markings and little transport signage all reflecting the semi-rural feel of the area. The Parish Council has consistently turned down all requests to increase the number of streetlights here for safety reasons, in order to preserve the special [image: ]rural character of the area.  [24:  https://www.cheshamboispc.org.uk/services/commons-woodland/] 

Council Analysis of the Special Character of the Conservation Area with listed buildings shown in red
As can be seen on the above map, 9 of the 19 listed buildings in the village are clustered within 100 yards of the proposed development which means that it is an extremely sensitive area from the heritage perspective. The other 10 listed buildings are scattered widely across the remainder of the parish. The development is surrounded on three sides by the three broad types of buildings which are particularly important to the special character of the Conservation Area. 
These are described in the Chiltern District Council documentation as follows[endnoteRef:25]: [25:  Chesham Bois Conservation Area document 3.2 The Special Interest and Character of the Conservation Area] 

1. ‘The historic buildings which pre-date the growth of the village
2. The small closely developed terraces and semi-detached cottages from the late 19th century
3. The larger and more elaborate detached and semi-detached houses of the same period’

The Grade II listed buildings on North Road, just north of the development are some of the earliest buildings in the area and pre-date the growth of the village after the arrival of the Metropolitan Railway. They fall mainly into category 1 as follows: 
· C17 Manor Lodge Barn (including cottage at Manor Barn) 
· C18 Manor Barn
· C17 Manor Farm Cottage
· C18 and early C19 refronting to earlier building - Manor Farm and Stables (now Manor House)
· C17 Rectory Cottage
· C18 Stable block to east of the Old Rectory
· 1833 Old Rectory
· 1910 Anne’s Corner by John Harold Kennard/Ernest Gee (category 2)
· 1919 Chesham Bois War Memorial by John Harold Kennard (category 2)[endnoteRef:26] [26:  https://britishlistedbuildings.co.uk/england/chesham-bois-chiltern-buckinghamshire#.XdO1KXd2v80] 


The old farm buildings and farmworkers cottages have survived from previous centuries when Chesham Bois was a thinly populated area with a scatter of farms, commonland and woodland (the 1811 census recorded a population of 130 and the 2011 census recorded a population of 3,117). According to the Conservation Area documentation the oldest buildings are ‘fundamental to its character because they demonstrate the early history of the area before the growth of the present village. They are attractive, have interesting architectural styles and are in traditional building materials. Each of them has a distinctive character which stems from its age, original design and history of previous uses.’[endnoteRef:27] They tell the story of the village’s rural past before the railway changed everything.  [27:  Chesham Bois Conservation Area document 3.3 The Special Interest and Character of the Conservation Area] 

The listed building most affected by the proposed development is the Grade II Listed Old Rectory. The 1990 Planning (Listed Buildings and Conservation Areas) Act refers to the impact of any development on ‘a listed building or its setting’.[endnoteRef:28]  There are major implications for the setting of the Old Rectory. The garden elevation of this building will now overlook the proposed carpark for the new development and the additional woodland parking. At present the Old Rectory is screened from the Parish Centre carpark by trees, hedges and the existing Parish Hall Building.  According to the preliminary plans presented by St Leonard’s 3 November 2019 at the Pre-planning Event, additional planting is proposed on the southern boundary of the Old Rectory garden. Nevertheless, lighting and hard landscaping will also be required in the carparking area and it is difficult to see how the developers will avoid this having a negative impact on the setting of the listed building, particularly in winter when more lighting will be required and natural screening will be minimal. Additional noise and pollution should also be taken into consideration as this will have an adverse impact on the ‘rural tranquillity of the Conservation Area’[endnoteRef:29] detailed in the Council documentation. The area designated as suitable for parking in the proposed redevelopment has enjoyed rural tranquillity for centuries as it is flanked by commonland to the west and south, the Old Rectory garden to the north and current rectory garden to the east. This carpark will also intrude on the enjoyment of other users of the common and have a major impact on the houses on South Road, many of which are non-designated heritage assets. This is in contravention of paragraph 180 of the NPPF (Feb 2019) as detailed above. The common is a ‘tranquil area which [has] remained relatively undisturbed by noise and [is] praised for [its] recreational and amenity value for this reason’.[endnoteRef:30] There may also be a requirement to use part of the Common to increase the size of the entrance to the site on Glebe Way to allow two way traffic into and out of the site.  [28:  https://www.legislation.gov.uk/ukpga/1990/9/section/66]  [29:   Chesham Bois Conservation Area document 3.1 The Special Interest and Character of the Conservation Area]  [30: https://www.gov.uk/government/publications/national-planning-policy-framework--2 
National Planning Policy Framework 15. Conserving and enhancing the natural environment 180. P 52 ] 

According to the Chiltern District Council documentation ‘the Old Rectory, dated 1833, is an attractive and richly detailed brick building. It was built by the Duke of Bedford, when Lord of the Manor. When viewed from North Road, its front gables, (with the Duke of Bedford’s crest) and its many octagonal chimneys are prominent features’.[endnoteRef:31] The 1833 Rectory replaced a much humbler parsonage and itself tells an interesting story as the small population of Chesham Bois (135 in the 1801 census rising to 157 in 1831) did not merit such a grand building at this time. The Hon Lowther Barrington, a relation of the Duke[endnoteRef:32] had been appointed as the new rector in 1830, following his ordination that year. He was perhaps attracted by the excellent reputation of the school established by a previous incumbent, Thomas Clarke and that without a resident lord of the manor, the Rector was in fact the leader of the community. The building of such a grand rectory reflects the status of the Duke of Bedford and the Church of England in Chesham Bois in 1833. The distinctive individual-cut brick chimneys echo the Tudor chimneys of nearby Grade I Listed Chenies Manor, also part of the Duke of Bedford’s estate at this time. The Duke probably funded the building by selling off some of the Chesham Bois Manor land in the late 1790s/early 1800s including Manor Farm to the north of the common.[endnoteRef:33] [31:  Chesham Bois Conservation Area document 3.4 The Special Interest and Character of the Conservation Area]  [32:  The Hon Lowther Barrington’s maternal grandmother was Lady Caroline Keppel the sister of Lady Elizabeth Keppel, the Duke of Bedford’s mother. ]  [33:  https://amershammuseum.org/history/chesham-bois/north-road/north-road-early-history/] 

[image: ][image: ]Given the architectural merit, the historic significance and the uniqueness of the Old Rectory in the village, there is a case for its listing to be upgraded to Grade I or Grade II* as it is of exceptional interest. This should be evaluated in any review of the Conservation Area. 
1927 and 2006 photos of Bois Lane and the War Memorial
There are many houses on the surrounding roads which merit the status of non-designated heritage assets. The new development will also have an impact on these properties. One of these is the old brick and flint schoolhouse built in 1846 on the corner of Bois Lane and Chestnut Lane, which is the first building seen when entering the Conservation Area from the south. Unusually it has a double pitched slate roof and was also, in part, financed by the Duke of Bedford.[endnoteRef:34] It was converted to a house in 1894 by pioneering psychiatrist, Sir Frederick Walker Mott.[endnoteRef:35] This is one of the closest buildings to the proposed development.  [34:  Chesham Bois Conservation Area document 3.4 The Special Interest and Character of the Conservation Area]  [35:  https://amershammuseum.org/history/people/19th-century/sir-frederick-mott-1853-1926/] 

The section of Bois Lane to the east of the proposed development site from the village shops to the Old School House includes some of the first buildings in the village following the arrival of the railway and falls into category 2: ‘small closely-developed terraces and semi-detached cottages from the late 19th century’.[endnoteRef:36] A great deal is known about the early residents of the houses who included the teetotal bootmaker and church warden, John Birch who was the first clerk to the Parish Council, pioneering women Josephine Richardson and Elizabeth Porter and celebrated local artist, Car Richardson.[endnoteRef:37]  [36:  Chesham Bois Conservation Area document 3.2 The Special Interest and Character of the Conservation Area]  [37:  https://amershammuseum.org/history/people/20th-century/formidable-women/] 

The Bois Lane cottages shown in the 1927 photo above look exactly the same today. They will directly overlook the new development. The existing Rectory and Parish Centre is set well back from Glebe Way, and the carpark is screened from the road by thick trees. The new development will be built much closer to the road with a large lit glass elevation fronting Glebe Way which will dramatically alter the streetscape and the view from these houses. 
Heathfield to the left of the picture was built by Chesham Bois builder William Gomm who built most of the traditional Edwardian villas in the village. It was one of three houses in the village known to have been built with interior features recycled from houses in Marylebone which were demolished to build the Metropolitan Railway.[endnoteRef:38] Again, it should be considered as a non-designated heritage asset as should the other two houses, Mapledene on North Road and Mowbray Dene on Long Park.[endnoteRef:39]  [38:  https://amershammuseum.org/history/chesham-bois/north-road/north-road-early-history/]  [39:  Elgar Pike The History of Chesham Bois] 

The triangular piece of land known as the Glebe which is bordered by Bois Lane, Glebe Way and North Road was created as a focal point for the new village at the beginning of the 20th Century. The earlier settlement did not have such a focal point. Around 1910 the distinctive Arts and Crafts cottages, known together as Anne’s Corner were built in an unusual U shape to the north of the Glebe on one side of Bois Lane and the village shops were built opposite. Anne’s Corner is also Grade II Listed and was most likely built by Alfred Gee and his architect son, Ernest. It is now believed that eminent Arts and Crafts architect, John Harold Kennard also contributed to Anne’s Corner. The siting of the Kennard War Memorial on the Glebe in 1919 shows its importance as the new centre of the village. Having the new development fronting on to Glebe Way will drastically alter this part of the Conservation Area.  
The houses to the south of the development on South Road are not strictly included in the Chesham Bois Conservation Area and are in fact in Amersham. Nevertheless the possible negative impact on them must be taken into account as they are in the area adjacent to the Conservation Area and any review may extend the Conservation Area to include these houses. They fall into the third category of ‘larger and more elaborate detached and semi-detached houses of the same period’.[endnoteRef:40] All the early 20th century houses were built in the Arts and Crafts style by John Harold Kennard, who designed and built most of the outstanding Arts and Crafts properties in Amersham-on-the-Hill and Chesham Bois.  All have exceptional Arts and Crafts details and again should be considered as non-designated heritage assets. The Dial House, on the corner of Chestnut Lane and Sycamore Road is another fine Arts and Crafts house although the architect is unknown. These houses will have an obscured view of the new development and carpark through the trees of the Common. This view will be worse in winter when there is less vegetation. Chesham Bois Parish Council announced a 10-year Woodland Management Plan in 2018, approved by the Forestry Commission in February 2019 which involves felling and replanting several trees between South Road and the development[endnoteRef:41]. This will mean that the new building will be even more visible from South Road. [40:  Chesham Bois Conservation Area document 3.2 The Special Interest and Character of the Conservation Area]  [41:  https://www.cheshamboispc.org.uk/services/commons-woodland/] 

[image: Map of the 60 lots hung in Chesham Bois Parish Council Office]The houses on North Road which are not Grade II listed also fall into the third category. Most are in the Arts and Crafts style with a number again designed by John Harold Kennard, sometimes working with local builders Abel and Jesse Mead. Many should be highlighted as non-designated heritage assets, particularly Killaspy and Chiltern Cottage. These are both fine examples of Kennard’s country residences and retain many of their Arts and Crafts features. 
Map of the 1896 Manor Farm Estate Auction
The North Road houses still sit in the original plots marked out by Arthur Lasenby Liberty in the 1896 auction of 60 acres of the Manor Farm Estate.[endnoteRef:42]  [42:  https://amershammuseum.org/history/chesham-bois/north-road/north-road-early-history/] 

The Council documentation states that this third category ‘has the greatest impact on the character of the Conservation Area. The houses are larger, their design is more elaborate and they tend to be detached and set in substantial plots. About one-third of the houses in the Conservation Area are in this style. Some of these houses reflect the ideas of the Arts and Crafts Movement in architecture. This movement was very critical of the Industrial Revolution, with its mass produced housing. In response, it promoted the idea of well-built rural-style homes which had an individual character’.[endnoteRef:43]  [43:   Chesham Bois Conservation Area document 3.6 The Special Interest and Character of the Conservation Area] 

The houses on North Road currently overlook the front elevation of the Old Rectory and have a partial view of the steep roof of the current Parish Centre. When looking west down North Road, at street level, the Parish Centre is completely obscured by the existing hedge. The proposed new dwellings will alter this streetscape entirely as they will be visible above the hedge line as they are closer to North Road in St Leonard’s preliminary plans presented at the 3 November 2019 Pre-Planning Event. This will have a detrimental impact on the Grade II Listed Old Rectory as this has been the only dwelling on the south side of North Road, as befitting the unique status of the building and the importance of its history to the village. 
5. Risk of Urbanisation of the Conservation Area
Justification must be provided for the proposed scale of the development and whether a new church is indeed required. There are already 8 churches[endnoteRef:44] within 1.5 miles of the site and the future of the current St Leonard’s Church isn’t clear. Given that all news channels report a decline in church attendance, particularly amongst the Anglican community,[endnoteRef:45] the building should be sized for the existing St Leonard’s congregation. Comparing the St Leonard’s Trustees’ Annual Report and Accounts for the years ended 31st December 2014 and December 2014 we can see that this decline is also being experienced by St Leonard’s. [44:  St Leonard’s, Chesham Bois; Our Ladies RC Church, Chesham Bois; Amersham Free Church; St Michaels and All Angels, Amersham; Kings Church, Amersham; St Mary’s Church, Old Amersham; Amersham St John’s Methodist Church; High Street Methodist Church]  [45:  https://www.theguardian.com/world/2018/nov/14/attendance-church-of-england-sunday-services-falls-again
https://www.bbc.co.uk/news/uk-41150792
https://www.dailymail.co.uk/news/article-7586379/Typical-church-just-27-people-turning-worship-congregation-numbers-fall.html] 


	Year
	2014
	2018

	Electoral Roll
	195
	189

	Baptisms
	8
	2

	Weddings
	3
	3

	Marriage Blessings
	1
	0

	Funerals
	6
	11

	Memorial Services
	1
	0



This means that any growth in the congregation will come from outside the area and will need to access the site by car. 
Given that the proposed building can hold around 400 people a major concern for the Conservation Area has to be the increase in traffic with the incremental increase in pollution, noise and parking issues. According to the rector, 40% of the St Leonard’s existing congregation already come from outside the area[endnoteRef:46]. During the planning pre-application process St Leonard’s submitted preliminary plans showing parking for 114 cars. Chiltern District Council responded that the size of the building proposed required 196 car parking spaces. They also advised that the parking dominated the site and was inappropriate for the Conservation Area. In the revised proposal presented by St Leonard’s at the Pre-planning Event 3 November 2019, the number of parking spaces had been reduced to 70. However, the size of the building has not been changed so the number of parking places required remains the same. [46:  This figure was provided to the residents of North Road by the Rev L Chow] 

Inevitably parking will spill out on to the surrounding roads, all of which are in the Conservation Area. The roads round the Glebe, particularly Glebe Way, Bois Lane and South Road have been suffering from congestion issues for several months with the roads reduced to single lanes for large areas with restricted flow. This started when parking at Amersham Station was greatly reduced due to the redevelopment of the carpark. Commuters and Amersham workers started to park for free in Chesham Bois often parking inconsiderately at the junction with Glebe Way and Bois Lane/Sycamore Road. Even though the new car park is open at the station these parking problems have persisted and there have been two serious accidents in the area. 
If the development goes ahead with inadequate parking on site this situation will deteriorate further. One can envisage two possible scenarios. Scenario one: Double yellow lines appear down Glebe Way and North Road which will not only move the problem on to other areas of the village but will also urbanise the rural landscape. Double yellow lines were added to Rectory Hill in Amersham and look particularly incongruous in the rural setting. 
Scenario two: Parking is allowed on one side of North Road, making the road effectively single lane which will be a major hazard to all road users. Anyone trying to drive down Copperkins Lane at school pick up time will understand how dangerous this can be. This will be particularly hazardous to children playing on the Common or trying to cross North Road. To allow parking here the shingle path and raised grass verge will need to be removed for safety reasons. The raised grass verge is needed to stop anyone driving on to the common. A tarmacked pavement could be installed with additional street lighting, street architecture, traffic signage, concrete bollards (to prevent anyone driving on to the common), curbstones and so on. Both scenarios will urbanise the most rural part of the Conservation Area in direct contravention of the 1990 Planning (Listed Buildings and Conservation Areas) Act.[endnoteRef:47] There will be nothing to stop people arriving late for an event, particularly at night, from parking on the grass verges on the north side of the common and causing substantial damage.  [47:  http://www.legislation.gov.uk/ukpga/1990/9/section/72 1990 Planning (Listed Buildings and Conservation Areas) Act Section 72] 

[bookmark: _Hlk25048517]This is also in contravention of paragraph 180 of the NPPF (Feb 2019) document as follows:
‘Planning policies and decisions should also ensure that new development is appropriate for its location taking into account the likely effects (including cumulative effects)of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to impacts that could arise from the development. In doing so they should:
a) mitigate and reduce to a minimum potential adverse impacts resulting from noise from new development – and avoid noise giving rise to significant adverse impacts on health and the quality of life;
b) identify and protect tranquil areas which have remained relatively undisturbed by noise and are praised for their recreational and amenity value for this reason; and
c) limit the impact of light pollution from artificial light on local amenity, intrinsically dark landscapes and nature conservation’.[endnoteRef:48]  [48:  https://www.gov.uk/government/publications/national-planning-policy-framework--2 
National Planning Policy Framework 15. Conserving and enhancing the natural environment 180. P 52] 


As highlighted before the proposed pedestrian entrance on Glebe Way will require a new pavement and additional lighting. The front elevation of the Church and events venue, which will be predominantly of glass and lit from within, will be visible from Glebe Way, Bois Lane and part of North Road. This will dramatically alter the semi-rural aspect of Glebe Way totally urbanising this corner of the Conservation Area. Chesham Bois Common currently provides a vital green barrier between Amersham-on-the-Hill and Chesham Bois but if this development goes ahead on the parish boundary then this barrier is breached and the two will merge. Chesham Bois will lose its separate identity and special character.
7. Conclusion
The heritage information in the Bucks Historic Environment Record for Chesham Bois is out of date as no review of the Conservation Area has taken place since 1996. Chesham Bois Parish Council has a responsibility to carry out a review before this proposal is considered to ensure that all the heritage implications are fully understood. It could be too late if the Parish Council waits for the unitary process to be completed as planning officers will be unable to make an assessment that is fair to all the interested parties. 
As the proposed redevelopment of the St Leonard’s Parish Centre as a new church and events venue does not preserve the Conservation Area, it must be shown to enhance it if planning is to be approved.[endnoteRef:49] St Leonard’s has not made the case for how this redevelopment will enhance the Conservation Area, in fact it will cause it substantial harm by increasing pollution, traffic and noise. All of which will damage the quality of life of all the residents of Chesham Bois. On the other hand, any benefit of the proposed new facilities is not shared by the whole community as St Leonard’s is not an inclusive organisation. Chesham Bois is a multi-faith community which means that this development would only benefit a small percentage of the population.[endnoteRef:50] St Leonard’s Church would have total control over the usage of the Parish Centre and could discriminate against other potential users of the facility.  [49:  http://www.legislation.gov.uk/ukpga/1990/9/section/72 1990 Planning (Listed Buildings and Conservation Areas) Act Section 72]  [50:  https://www.citypopulation.de/en/uk/southeastengland/admin/chiltern/E04001570__chesham_bois/] 

The building proposed is unacceptably large for the size of the congregation that will be using it. Although it is understandable that St Leonard’s want a modern worship space for the Evangelical[endnoteRef:51] community in their congregation, the congregation that currently meets at the Beacon School is only around 80 to 100 people so a church for 275 worshipers is excessive. If St Leonard’s successfully grows its congregation, bucking the current trends, then an extension could be added at a late date (subject to planning requirements being met). The detrimental impact on the Conservation Area of the current proposal, however, would be irreversible. In addition, if St Leonard’s business model is inaccurate and the new centre fails to generate sufficient income no restrictions are in place to prevent a mainstream commercial business operating a significant conference centre/retail outlet in the heart of the Conservation Area. [51:  The St Leonard’s website describes them as ‘an Anglican, Evangelical & Charismatic Church’] 

Ultimately the redevelopment of St Leonard’s Parish Centre is in contravention of the 1990 Planning (Listed Buildings and Conservation Areas) Act: It has a negative impact on the Chesham Bois Conservation Area as it urbanises a key part of the Conservation Area; it does not preserve the setting of 9 of the 19 Listed buildings in the village or preserve the Chesham Bois Conservation Area. The adverse impact on the setting of the Grade II Listed Old Rectory and the 18th century Stable Block to the east of the Old Rectory is particularly damaging. It is also in contravention of paragraph 180 of the NPPF (Feb 2019) as detailed above and paragraph 194:
‘Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from the development within its setting), should require clear and convincing justification. Substantial harm to or loss of: 
a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional’;[endnoteRef:52] [52:  https://www.gov.uk/government/publications/national-planning-policy-framework--2 
National Planning Policy Framework 16. Conserving and enhancing the historic environment 194 P 55] 

In the early 20th century London doctors were advising their patients to move to Chesham Bois for the benefit of their health.[endnoteRef:53] In 1905 estate agents were promoting local air as ‘proverbially salubrious and bracing’.[endnoteRef:54]  Even as early as 1896 Chesham Bois Common was described as ‘situate in one of the most picturesque and healthy positions to be found in the historic County of Bucks, over 500 feet above sea level. The Common, with its long, level, grassy rides, gorse-covered stretches, shady trees, picturesque Rectory, and fine bracing air, has long been recognised in the neighbourhood as a true Health Resort’.[endnoteRef:55]  [53:  Henrietta Busk, The Life of an Educational Worker by Ruth Young published 1934, Longmans, Green and Co]  [54:  https://amershammuseum.org/history/chesham-bois/chesham-bois-before-wwi/]  [55:  1896 auction brochure of the Manor Farm Estate, Amersham Museum.] 

Thanks in large part to the 1990 Planning (Listed Buildings and Conservation Areas) Act and the designation of the Chesham Bois Conservation Area this is true over 110 years later. Families are still attracted to the village by the promise of a better quality of life. The additional noise, pollution and disturbance caused by the proposed development will damage the ‘feeling of rural tranquillity’[endnoteRef:56] enjoyed today by the Conservation Area and which inspired local residents to invest in the village in the first place. Families are prepared to pay a premium to live in a Conservation Area because they trust that it offers protection from over development and the urban sprawl which is blighting villages and towns all over the country. Over development on this sensitive site and irreversible harm to the setting of several heritage assets must be avoided if the Chesham Bois Conservation Area is to be preserved for future generations.  [56:   Chesham Bois Conservation Area document 3.1 The Special Interest and Character of the Conservation Area] 
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