
South Leigh and High Cogges, West Oxfordshire 
 

Preliminary report on the potential for Conservation Area designation 
 

1 Introduction 
 
I have been asked to advise the Parish Council on the potential applicability of Conservation Area 
(CA) designation to the villages of South Leigh and High Cogges, West Oxfordshire. This short report 
sets out my preliminary findings and suggestions. Local planning authorities are responsible for the 
designation of CAs, in accordance with the Planning (Listed Buildings and Conservation Areas) Act 
1990. An area must have “special architectural or historic interest the character or appearance of 
which it is desirable to preserve or enhance” (1990 Act, para 69) to be designated as a CA. “It shall 
be the duty of a local planning authority from time to time to review the past exercise of functions 
under this section and to determine whether any parts or any further parts of their area should be 
designated as conservation areas; and, if they so determine, they shall designate those parts 
accordingly” (1990 Act, para 70). Local communities can put forward their settlements and areas for 
CA status – but only the local planning authority can make the designation (after appropriate local 
consultation, in accordance with the 1990 Act). In the case of South Leigh and High Cogges, West 
Oxfordshire District Council is the local planning authority. 
 
Conservation Area status brings with it some additional planning controls (eg on work to trees, the 
need for consent to demolish a building and some restrictions on permitted development rights1), 
but it also has several distinct advantages where communities wish to preserve the character of their 
localities. This is particularly so in comparison to Neighbourhood Plans (useful thought they are). The 
advantages can be summarised as 

• Conservation Area status is a statutory designation (and protection) under the Planning 
(Listed Buildings and Conservation Areas) Act 1990 – the Neighbourhood Plan is only an 
advisory document in planning terms. 

• A Neighbourhood Plan is time-limited whereas Conservation Area status is not – once 
designated, this should effectively be permanent (it would require some catastrophic change 
or loss for CA status to be removed). 

• Conservation Area boundaries are not static – they can be altered (usually to increase the 
designated area, although in some cases a reduction can make sense). 

• A Neighbourhood Plan can be interpreted in many ways within a local authority’s planning 
remit: this is much less true for a Conservation Area, especially where an Appraisal and 
Management Plan is in place. 

• Conservation Area status seeks to preserve and if possible enhance the special character of a 
place. This can be its historical, architectural/aesthetic, landscape, visual or other trait. 

 

2 Heritage considerations  
 
The significance of a place’s heritage assets will not be the only material factor in whether or not it is 
suitable for CA designation, but it is a major factor in the decision. Designated heritage assets such 
as listed buildings are the most important, but the National Planning Policy Framework (2019) makes 
it clear that locally important (non-designated) heritage assets will also be a factor in local decision 

 
1 Conservation area maps - West Oxfordshire District Council (westoxon.gov.uk) 

https://www.westoxon.gov.uk/planning-and-building/historic-buildings-and-conservation/conservation-area-maps/


making – including on whether a place merits CA status. The following paragraphs therefore very 
briefly describe/note the heritage assets in South Leigh and High Cogges.  
 

2.1 Designated heritage assets in the villages 
 
There are no Scheduled Monuments, registered parks/gardens or battlefields within or in the close 
vicinity of the two villages. The medieval manorial and priory remains at Cogges are the nearest 
Scheduled Monument (National Heritage List number 1016269), on the other (north) side of the A40 
from High Cogges. Eynsham Hall is the nearest registered parkland, at Grade II (NHL 1001288). There 
are 11 listed buildings in South Leigh, all Grade II except for the Grade I Church of St James. These 
are summarised in Table 1. 
 

Name NHL No Grade Date/comments 

South Leigh 

Church of St James  I Late 12th-century and later. Exceptional survival of 
wall paintings internally.  

Grave slab nr church  II Medieval 

Grave slab nr church  II Medieval 

Church Farmhouse  II Farm/manor house, early 16th century origin with 
17th/18th-century and later work 

The Cottage  II Late 17th/early 18th-century house (now known as 
Acre Cottage 

62 Witney Road / 
Kimbles Brake 

 II 17th-century house, now two properties 

Wayside Cottage / 
Upper Wayside C’ge 

 II 17th and late 18th-century attached properties 

The Mason’s Arms  II Public house, early 17th-century origin, 18th and 
20th-century additions/alterations 

Homan’s Farmhouse  II Late 17th century house 

Gunn Cottage  II 17th-century house 

The Manor House  II Mid-late 17th-century manorial residence, c 1820 
alterations 

Tar Wood House  II Late 18th/early 19th-century hiuse 

High Cogges 

High Cogges Farmh’e  II 17th-century house 

Granary nr HC F’hse  II 17th-century granary adjacent to the farmhouse 

9-10 High Cogges  II Late 17th-century house 

Ladymead Cottage  II Early 18th-century house 

 



 
Figure 1: Distribution of listed buildings in South Leigh and High Cogges, taken from the National 
Heritage List mapping. 
 

2.2 Non-designated heritage assets 
 
South Leigh contains numerous later 19th-century houses and other buildings (notably the old school 
- now village hall - as well as the old Vicarage and sanatorium). They are of good design, appear to be 
of high build quality, and are consistent in appearance, detailing and materials (especially the use of 
local stone rather than brick). They contribute strongly to the stock of historic buildings and the 
general character of the place. Though not listed, these are important elements of the settlement 
pattern and also provide regular historical reference points on a journey through South Leigh (it is 
perhaps less of a factor in High Cogges, but this needs to be checked). The later 19th-century building 
stock is largely a legacy from the Eynsham estate, and therefore has strong local historical resonance 
as well.   
 

2.3 Other character features 
 
A number of natural and created/historic features make an important contribution to the villages 
and their setting (this is perhaps less so for High Cogges). 

• The Limb Brook and other water courses are important physical and conceptual threads 
running through the village. 

• Old droveways and paths, especially Bonds Lane, are also extremely important features. 

• Remnants of medieval and later ridge and furrow fields survive around the village. Much has 
been lost to mechanical/deep ploughing in the modern era, but there is still some good 
survival – and in at least one case what appear to be earlier archaeological earthworks are 
also preserved within/by the ridge and furrow. 

• The disused railway line which runs mostly to the south of the village. Little evidence for the 
former station remains, but the crossing on Station Road is still appreciable. Parts of the line 
have been removed, mainly to the east of Station Road.  

 



The villages also feature on a series of high-quality, detailed surveys and maps from the middle 
decades of the 19th century onwards. An estate map of 1793, the Tithe Map of 1849, and Ordnance 
Survey 25-inch (1:2500) maps of 1877 (surveyed 1872-5), 1899 (revised 1898) and 1921 (revised 
1919) are the most important, but later editions are useful as well. These maps make it relatively 
easy to follow the historical development of the village and its buildings in considerable detail. 
 

 
Figure 2: Extract from the Tithe Map of South Leigh (High Cogges was in a different parish), with a 
relatively sparse distribution of buildings. 
 

 
Figure 3: Extract from the 1921 1:2500 OS map, with Eynsham Estate houses, public and other 
buildings having been added. 
 

2.4 Modern development 
 
The villages remained very largely as they were in the late 19th-century until well after World War II. 
New houses were built in both settlements thereafter, especially during the 1960s. The 1:2500 OS 
map of 1971 shows this especially well. The main concentrations were at Lymbrook Close (off 
Station Road) and west of Margery Cross (between The Cottage and Kimbles Brake) in South Leigh, 



with a smaller but still important development in High Cogges. There have been relatively few new 
builds since then. Most of the modern buildings are typical of their time and generally do not use 
vernacular materials. They are scattered among the more historic building stock, and do not detract 
from the attractive rural ambience of the villages. Some of them make a positive contribution. The 
Lymbrook Close group is one case, as an interesting example of social housing (as it would now be 
termed), integrated quite well and with some care into the village layout. Such was not always the 
case with this type of development, which tended to be pushed to the margins of or completely 
outside existing settlements. 
 

2.5 Landscape character  
 
The two villages nestle into very attractive open countryside, with the core of South Leigh around 
the Church of St James and High Cogges being on the highest ground. There are excellent views from 
the church area to the south and to the north, while High Cogges also has good views in a number of 
directions. Views within the villages are generally a little more constrained by high hedgerows along 
the slightly sunken lanes, but excellent vistas open up to the rolling farmland on either side at most 
field entrances. The old paths and railway provide some excellent panoramas as well, and there are 
a number of public footpaths across the farmland. The landscape therefore provides a fine frame for 
South Leigh and High Cogges – so much so that the very busy A40 dual carriageway (which passes by 
a short distance to the west of the latter) is barely perceptible until one is very close to it. 
 

 
Figure 4: Lidar image for the area around the Church of St James and Bonds Lane. Note the medieval 
ridge and furrow to the north-east of the church, apparently with an archaeological earthwork under 
it. 
 

3 The potential for Conservation Area designation(s) 
 
The possibility that South Leigh and High Cogges might be designated as a Conservation Area is not 
new. Important studies were carried out in 2016, and have proved useful in my own consideration of 



what might be achievable. I am in no doubt that the villages merit designation. It is important to re-
state the critical phrase: candidate areas must have “special architectural or historic interest the 
character or appearance of which it is desirable to preserve or enhance” (1990 Act, para 69) to 
qualify for CA designation. This does not mean that modern buildings are problematic or need to be 
excluded – there are probably very few CAs which do not include some. Indeed there are CAs which 
are almost exclusively modern (eg mid-20th-century) in terms of their building stock. At South Leigh 
and High Cogges, most of the older buildings have been listed, or are so by virtue of curtilage listing. 
There is no doubt that these buildings are all of high historic, architectural and aesthetic value both 
individually, in their settings (there are strong visual links between many of them), and for their 
group value. They would form the core of the proposed Conservation Area. The later 19th-century 
buildings in the villages are mostly the result of enlightened development by the Eynsham estate. 
They are of good architectural quality and design, undoubtedly making an important contribution to 
the historical and architectural character of the area. The more modern buildings are well integrated 
into the historic settlement pattern, in scale with the historic houses/cottages, and help to link what 
would otherwise have been very dispersed settlement areas. They therefore make a positive 
contribution as a group (even if few of them contribute individually) to the overall layout and 
character of South Leigh and High Cogges. The countryside around and between the two villages is 
important visually, its topography giving them an unusual degree of self-containment and protection 
from features such as the A40 main road which could have been very intrusive. The landscape thus 
makes an important contribution to the character of South Leigh and High Cogges as a feature in its 
own right, helping to integrate them, and as a protective buffer around them.  
 

 
Figure 5: The suggested CA boundary and character areas. 
 
 
I have defined the Church and its surroundings as core area 1, and Station Road as core area 2. The 
eastern end of this road also has important character as a ‘gateway’ from this direction. The area to 
the west of Margery Cross includes an important group of listed buildings, but also a long line of 
later 20th-century houses which, as suggested above, provide linkage between what might otherwise 
be dispersed areas of historic settlement. I believe that they do therefore contribute to the “special 
architectural or historic interest” of the villages. Their linear quality and consistent distance from the 



road are helpful in this respect, and reinforce the village’s historic plan form. They also lie within the 
setting of the listed buildings. They are worthy of inclusion. Similarly, the area hatched in green 
above the number 3 is an area I strongly believe should be included so that Bonds Lane receives 
maximum protection. High Cogges is, to my mind, a self-defining core zone – although an argument 
could be made here that the settings of the listed buildings provide sufficient protection for the area 
as a whole in terms of heritage designations. I do not think that argument holds up, however, and 
believe the hamlet deserves CA status in conjunction with South Leigh.  
 

4  Conclusion and next steps 
 
This report presents my preliminary findings. I believe there is a strong case for CA designation as 
shown. This is robust, and founded on careful analysis of the site and source materials.  
 
Progress from here will largely be for the Parish Council to determine. If it agrees with my analysis, 
the next stage will be to consult within the community and gauge opinions. I am happy to assist. 
Subject to the results of that process, I hope that WODC will agree that the suggested CA has the 
requisite “special architectural or historic interest the character or appearance of which it is 
desirable to preserve or enhance”, and will agree to its designation on this basis.  
 
 
Graham Keevill, 1 July 2021 


