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SUMMARY 

Project Name: Land north west of Droitwich Spa 

Location: Hampton Lovett, Droitwich  

NGR:  SO 88816 65451  

 
In September 2021 Cotswold Archaeology were commissioned by Beechcroft Homes Ltd to 

undertake a Heritage Assessment of ‘Land north west of Droitwich Spa’, Hampton Lovett, 

Worcestershire. Outline planning application is being sought for the erection of up to 102 

dwellings (including affordable homes), new vehicular and pedestrian access and associated 

works, with all matters reserved except for access (the ‘proposed scheme’). This Heritage 

Assessment will accompany the application. 

This report references previous reports pertaining to the site, which cover both built heritage 

and buried archaeological remains, and presents an assessment of the setting of heritage 

assets which are likely to be susceptible to the proposed development of the site. 

The assessment concludes that the proposed scheme would not be harmful to the 

significance of the proximate heritage assets as a result of alteration to their setting, 

including the Grade I listed Church of St Mary. 

Buried archaeological matters were adequately assessed as part of a previous application 

for the Site and there are no material constraints to the proposed development. 

As such no harm is identified and the proposed scheme complies with local policies 

SWDP16 & 24 of the SWDP 2016, the provisions of the NPPF (2021) and the statutory duty 

under Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990.   

The assessment also examines the reasons for the Inspector’s decision to dismiss an 

appeal against the refusal of a previous scheme for residential development at this location. 

The analysis has identified that the issues raised have been mitigated within the proposed 

(new) scheme.  
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1. INTRODUCTION 

 In September 2021, Cotswold Archaeology (CA) was commissioned by Beechcroft 

Homes Ltd to undertake a Heritage Assessment of a proposed residential 

development on ‘Land north west of Droitwich Spa, Hampton Lovett in 

Worcestershire (Fig.1. NGR SO 88816 65451). The proposed scheme entails the 

erection of up to 102 dwellings (including affordable homes), new vehicular and 

pedestrian access and associated works, with all matters reserved except for 

access (the ‘proposed scheme’). 

 The land (hereafter called the Site), which comprises open pastureland, is located 

to the south of Hampton Lovett, a small hamlet. A number of heritage assets, 

including the Grade I listed Church of St Mary, are located on or near The Forest, 

the principle linear lane of the small settlement which runs east-west to the north of 

the Site. A static mobile home site called Doverdale Park lies to the south of the 

Site. Beyond this enclave and over the A422 is the Hampton Lovett Industrial 

Estate.  

 The Site is the subject of an Appeal case (ref APP/H1840/W/18/3218814). In 2017 

outline permission for the erection of 144 dwellings on the Site was refused under 

17/01631/OUT. The subsequent appeal in 2019 was dismissed on the grounds of 

‘harm to the character and appearance of the area, including the landscape harm, 

and the harm to the setting of St Mary’s Church’. 

 The current scheme under assessment presents a revised approach to the 

development of the Site (and a smaller area within the redline boundary) based on 

the detail of the decision report of the Inspector and underpinned by the findings 

with regards to the Site. This assessment looks to summarise baseline heritage 

information on the Site, much of which has been presented in the previous planning 

application and appeal, and to provide a settings assessment to consider the impact 

of the current proposed scheme on the significance of proximate heritage assets 

through alteration to their setting. 

 The assessment also considers the proposed scheme against the reasons for 

refusal and dismissal of the previous scheme; to identify where the harm identified 

by the Inspector has been reduced or avoid through redesign. The ultimate 

objective is to provide a clear assessment of the effects of the proposed scheme on 
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the local historic environment in order to satisfy paragraph 195 of the National 

Planning Policy Framework (2021) and to inform decision making. 

Objectives and professional standards 

 The composition and development of the historic environment within the Site and 

wider landscape are discussed or referred to in this report. A determination of the 

significance of any heritage assets that may potentially be affected by the 

development proposals is presented. Any potential development effects upon the 

significance of these heritage assets (both adverse and/or beneficial) are then 

described. 

 Cotswold Archaeology is a Registered Organisation (RO) with the Chartered 

Institute for Archaeologists (CIfA). This report has been prepared in accordance 

with appropriate standards and guidance, including the ‘Standard and Guidance for 

Historic Environment Desk-Based Assessment’ published by CIfA in 2014 and 

updated in 2017 and 2020. This states that, insofar as they relate to the 

determination of planning applications, historic environment desk-based 

assessments should:  

‘…enable reasoned proposals and decisions to be made [as to] whether to 

mitigate, offset or accept without further intervention [any identified heritage] 

impact’ (CIfA 2020, 4). 

 The ‘Historic Environment Good Practice Advice in Planning Note 2: Managing 

Significance in Decision-Taking in the Historic Environment’ (Historic England 

2015), further clarifies that a desk-based assessment should:  

‘…determine, as far as is reasonably possible from existing records, the nature, 

extent and significance of the historic environment within a specified area, and the 

impact of the proposed development on the significance of the historic 

environment, or will identify the need for further evaluation’ (Historic England 2015, 

3). 

Statute, policy and guidance context 

 The Site is located in the local authority of Wychavon District Council. The local 

development plan is the South Worcestershire Development Plan (SWDP) 2016 

which is a joint framework with Worcester City and Malvern Hills local authorities. 

The key policies with regards to this assessment are SWDP 16 (Historic 

Environment) and SWDP 24 (Management of the Historic Environment).  
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 This assessment has been undertaken within the key statute, policy and guidance 

context presented within Table 1.1. The applicable provisions contained within 

these statute, policy and guidance documents are referred to, and discussed, as 

relevant, throughout the text. Fuller detail is provided in Appendix 1. 

Statute Description 

Planning (Listed 
Buildings and 
Conservation Areas) 
Act (1990) 

Act of Parliament placing a duty upon the Local Planning Authority (or, as 
the case may be, the Secretary of State) to afford due consideration to 
the preservation of Listed Buildings and their settings (under Section 
66(1)), and Conservation Areas (under Section 72(2)), in determining 
planning applications.  

National Heritage Act 
1983 (amended 2002) 

One of four Acts of Parliament providing for the protection and 
management of the historic environment, including the establishment of 
the Historic Monuments & Buildings Commission, now Historic England. 

Conservation 
Principles (Historic 
England 2008) 

Guidance for assessing heritage significance, with reference to 
contributing heritage values, in particular: evidential (archaeological), 
historical (illustrative and associative), aesthetic, and communal.  

National Planning 
Policy Framework 
(2021) 

Provides the English government’s national planning policies and 
describes how these are expected to be applied within the planning 
system. Heritage is subject of Chapter 16 (page 55).   

National Planning 
Practice Guidance 
(updated July 2019) 

Guidance supporting the National Planning Policy Framework. 

Good Practice Advice 
in Planning: Note 2 
(GPA2): Managing 
Significance in 
Decision-Taking in the 
Historic Environment 
(Historic England, 
2015) 

Provides useful information on assessing the significance of heritage 
assets, using appropriate expertise, historic environment records, 
recording and furthering understanding, neglect and unauthorised works, 
marketing and design and distinctiveness.   

Good Practice Advice 
in Planning: Note 3 
(GPA3): The Setting of 
Heritage Assets, 
Second Edition 
(Historic England, 
2017) 

Provides guidance on managing change within the settings of heritage 
assets, including archaeological remains and historic buildings, sites, 
areas, and landscapes. 

South Worcestershire 
Development Plan 
(2016) 

Comprises the local development plan (local plan), as required to be 
compiled, published and maintained by the local authority, consistent with 
the requirements of the NPPF (2021). Intended to be the primary 
planning policy document against which planning proposals within that 
local authority jurisdiction are assessed. Where the development plan is 
found to be inadequate, primacy reverts to the NPPF (2021).    

Table 1.1  Key statute, policy and guidance  
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2. METHODOLOGY 

Data collection, analysis and presentation 

 This work is underpinned and informed by previous assessments of the Site as 

follows:  

 Heritage Assessment – WYG: 2017 (reproduced in Appendix 2); 

 Archaeological Desk Based Assessment – CgMS: 2018 (Appendix 2); and 

 Proof of Evidence by Mr Robert Sutton – Cotswold Archaeology 2019 (for 

the 2019 appeal). 

 As referred to above, these assessments supported a scheme that was dismissed 

at appeal for a site area (redline boundary) larger than the area of the Site 

assessment as part of the current application. 

 Site visits were undertaken to support the evidence for the appeal and were also 

supplemented with a further site visit in January 2021. 

 

Settings Assessment  

 It is not proposed to reproduce the baseline heritage information but to provide the 

original reports in Appendix 2 for information and reference. These will be utilised to 

inform a ‘settings assessment’ which will examine the contribution of the Site to 

those key heritage assets within the environs of the Site which have been identified 

as being sensitive to its development, and from there to identify what effect the 

current scheme may have on significance. The settings assessment has been 

guided by Historic England’s best practice publication the Setting of Heritage Assets 

(2017). 

 The ‘setting’ of a heritage asset comprises ‘the surroundings in which a heritage 

asset is experienced. Its extent is not fixed and may change as the asset and its 

surroundings evolve. Elements of a setting may make a positive or negative 

contribution to the significance of an asset, may affect the ability to appreciate that 

significance or may be neutral’ (NPPF 2021). Thus it is important to note that 

‘setting’ is not a heritage asset: however, it may contribute to the significance of a 

heritage asset.  

 To quote directly from Historic England’s settings document ‘analysis of setting is 

different from landscape assessment. While landscapes include everything within 
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them, the entirety of very extensive settings may not contribute equally to the 

significance of a heritage asset, if at all’. Therefore, understanding and articulating 

the relative significance of the component parts the setting of a heritage asset is a 

critical part the impact assessment (see below) as some components of setting will 

be neutral (i.e. make no contribution) or enhance or detract from significance. The 

key question to answer is, ‘what matters and why’ to the special interest of an asset, 

and will those qualities which matter be harmed by changes to setting. Harm 

generally equates to whether our understanding, experience and appreciation of the 

asset would be reduced by such change.  

Assessment of heritage significance 

 The significance of heritage assets which may be affected by the proposed 

development, has been assessed and described, in accordance with paragraph 194 

of the NPPF (2021), the guidance issued by CIfA (2020), Historic Environment 

Good Practice Advice in Planning Note 2 (HE 2015) and Advice Note 12: 

Statements of Heritage Significance: Analysing Significance in Heritage Assets 

(Historic England 2019). Determination of significance has been undertaken 

according to the industry-standard guidance on assessing heritage value provided 

within Conservation Principles (English Heritage 2008). This approach considers 

heritage significance to derive from a combination of discrete heritage values, 

principal amongst which are: i) evidential (archaeological) value, ii) historic 

(illustrative and associative) value, iii) aesthetic value, iv) communal value, amongst 

others. Further detail of this approach, including the detailed definition of those 

aforementioned values, as set out, and advocated, by Historic England, is provided 

in Appendix 1 of this report.  

Assessment of potential development effects (benefit and harm) 

 Identified effects upon heritage assets have been defined within broad ‘level of 

effect’ categories (Table 2.2 below). These are consistent with key national heritage 

policy and guidance terminology, particularly that of the NPPF (2021). This has 

been done in order to improve the intelligibility of the assessment results for 

purposes of quick reference and ready comprehension. These broad 

determinations of level of effect should be viewed within the context of the qualifying 

discussions of significance and impact presented in this report.  

 It should be noted that the overall effect of development proposals upon designated 

heritage assets are judged, bearing in mind both any specific harms or benefits (an 
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approach consistent with the Court of Appeal judgement Palmer v. Herefordshire 

Council & ANR Neutral Citation Number [2016] EWCA Civ 1061). 

 In relation to non-designated heritage assets, the key applicable policy is paragraph 

203 of the NPPF (2021), which states that:  

‘The effect of an application on the significance of a non-designated heritage asset 

should be taken into account in determining the application. In weighing 

applications that directly or indirectly affect non-designated heritage assets, a 

balanced judgement will be required having regard to the scale of any harm or 

loss and the significance of the heritage asset [our emphasis].’ 

Level of 
effect 

Description Applicable statute & policy 

Heritage 
benefit 

The proposals would better enhance 
or reveal the heritage significance of 
the heritage asset.  

Enhancing or better revealing the 
significance of a heritage asset is a 
desirable development outcome in respect 
of heritage. It is consistent with key policy 
and guidance, including the NPPF 
paragraphs 190 and 206. 

No harm 
The proposals would preserve the 
significance of the heritage asset. 

Preserving a Listed building and its setting 
is consistent with s66 of the Planning 
(Listed Buildings and Conservation Areas) 
Act (1990). 

Preserving or enhancing the character or 
appearance of a Conservation Area is 
consistent with s72 of the Act. 

Sustaining the significance of a heritage 
asset is consistent with paragraph 190 of 
the NPPF, and should be at the core of 
any material local planning policies in 
respect of heritage. 

Less than 
substantial 
harm 
(lower end) 

The proposals would be anticipated 
to result in a restricted level of harm 
to the significance of the heritage 
asset, such that the asset’s 
contributing heritage values would 
be largely preserved. 

In determining an application, this level of 
harm should be weighed against the 
public benefits of the proposals, as per 
paragraph 202 of the NPPF.  

Proposals involving change to a Listed 
building or its setting, or any features of 
special architectural or historic interest 
which it possesses, or change to the 
character or appearance of Conservation 
Areas, must also be considered within the 
context of Sections 7, 66(1) and 72(2) of 
the 1990 Act. The provisions of the Act do 
not apply to the setting of Conservation 
Areas. 

Proposals with the potential to physically 
affect a Scheduled Monument (including 
the ground beneath that monument) will 

Less than 
substantial 
harm 
(upper 
end) 

The proposals would lead to a 
notable level of harm to the 
significance of the heritage asset. A 
reduced, but appreciable, degree of 
its heritage significance would 
remain. 
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Level of 
effect 

Description Applicable statute & policy 

be subject to the provisions of the Ancient 
Monuments and Archaeological Areas Act 
(1979); these provisions do not apply to 
proposals involving changes to the setting 
of Scheduled Monuments. 

With regard to non-designated heritage 
assets, the scale of harm or loss should 
be weighed against the significance of the 
asset, in accordance with paragraph 203 
of the NPPF. 

Substantial 
harm 

The proposals would very much 
reduce the heritage asset’s 
significance or vitiate that 
significance altogether.  

Paragraphs 199 - 202 of the NPPF would 
apply. Sections 7, 66(1) and 72(2) of the 
Planning Act (1990), and the Ancient 
Monuments and Archaeological Areas Act 
(1979), may also apply. 

In relation to non-designated heritage 
assets, the scale of harm or loss should 
be weighed against the significance of the 
asset, in accordance with paragraph 203 
of the NPPF. 

Table 2.2  Summary of level of effect categories (benefit and harm) 

referred to in this report in relation to heritage assets, and the applicable statute 

and policy. 

Analysis of the scheme against the Inspector’s findings on the previous 
scheme  

 A chapter in this assessment report discusses the considerations of the Inspector in 

the 2019 appeal and how the current proposed scheme has responded to the 

matters identified. It identifies areas where redesign of the scheme may have 

mitigated or negated the harm identified by the Inspector. It comprises a clear 

‘compare and contrast’ evaluation to aid decision making.  

 It should be noted that issues (e.g. views) relating to landscape or amenity 

considerations will not be examined in this document, which will be focussed only 

on heritage matters. To quote, again, from the Setting of Heritage Assets ’views, 

however, can of course be valued for reasons other than their contribution to 

heritage significance. They may, for example, be related to the appreciation of the 

wider landscape, where there may be little or no association with heritage assets’. 

The guidance goes further on this point to state that ‘views out from heritage assets 

that neither contribute to significance nor allow appreciation of significance are a 

matter of amenity rather than of setting’. 
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The Significance of Places of Worship 

 The significance of Churches and other Places of Worship is a particular research 

priority identified by Historic England, as part of its National Heritage Protection 

Plan (NHPP; EH 2012). Activity 4D1 of the NHPP had a particular emphasis on the 

interiors of churches and chapels. 

 In the context of places of worship, Historic England is explicit on the contribution 

that their physical fabric and internal fixtures and fittings make to their special 

architectural and historic interest, as well as their vulnerability to change. 

 In 2017 Historic England re-published guidance on the selection criteria used when 

designating places of worship, Listing Selection Guide: Places of Worship. In 

relation to the fixtures, fittings and decoration of places of worship, this guidance 

states that ’These can be of great importance in defining the character of a place of 

worship, and are sometimes regarded as the most important elements of all. 

Liturgical fittings which reflect the nature of worship in that building, and changes in 

that through time, may be of particular interest,….. In some cases, the artistic or 

design interest of these elements may be enough in themselves to warrant a higher 

grade for the church than would be justified by its architectural aspects alone’. 

 It is clear from the NHPP and the Listing Selection Guide that Historic England 

considers the internal features of a church to make the greatest contribution to the 

special architectural and historic interest. This focus on the contribution interiors 

make to the significance of such places of worship is further emphasised by the 

Places of Worship Strategy 2013-2018 (EH 2014), with one of its three research 

priorities comprising the ‘improved understanding and valuing of historic church and 

chapels [sic] interiors’ (the other two research priorities being related to non-

Christian faith groups). 

 That is not to say that the exterior of churches, and in particular their relationship 

with their surroundings is of no significance, but rather that it is all too easy to focus 

solely upon the way in which a church has been designed to ‘make a statement’ in 

its landscape context, and fail to recognise that its primary role was to provide a 

place of worship (a role fulfilled internally) for its community. 

 Furthermore, when the Listing Selection Guide does make reference to the ‘setting’ 

of Places of Worship (Historic England 2017) it doesn’t venture far from its 

churchyard or the group value of any associated buildings and structures. In 
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specific regard to lych gates the importance of these structures are recognised as 

‘ornamental gateways leading into churchyards…[possessing] a symbolic 

importance as the thresholds between the secular and sacred zones of a parish’. 

(Historic England 2017). 

Limitations of the assessment – archaeology  

 The 2018 Archaeological Desk Based Assessment by CgMS examined the 

archaeological potential of the Site and concluded that the Site ‘has the potential for 

peripheral remains of local significance, and the possibility of isolated remains of 

regional significance cannot be discounted at this stage. While of some interest, 

remains would not be of such significance as to preclude development of the Site, 

provided suitable measures were taken to characterise their nature and extent’.  It is 

not proposed to cover archaeological considerations in this assessment as this has 

been satisfactorily and proportionately reported in the CgMS analysis (reproduced 

in Appendix 2).  
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3. THE SETTING OF HERITAGE ASSETS 

 This section considers potential non-physical effects upon the significance of 

susceptible heritage assets within the Site environs. Non-physical effects are those 

that derive from changes to the setting of heritage assets as a result of new 

development. All heritage assets included within the settings assessment are 

summarised in Fig. 2, which also illustrates the current proposed scheme. Those 

assets identified as potentially susceptible to non-physical impact, and thus subject 

to more detailed assessment, are discussed in greater detail within the remainder of 

this section.  

Step 1: Identification of heritage assets potentially affected 

 Step 1 of the Second Edition of Historic England’s 2017 ‘Good Practice Advice in 

Planning: Note 3’ (GPA3) is to ‘identify which heritage assets and their settings are 

affected’ (see Appendix 1). GPA3 notes that Step 1 should identify the heritage 

assets which are likely to be affected as a result of any change to their experience, 

as a result of the development proposal (GPA3, page 9). These have been 

identified as those listed assets which address The Forest or those that lie further to 

the north, as illustrated in Fig.2, namely:  

 The Church of St Mary - Grade I (NHLE 1215375) 

 The Lych Gate – Grade II (NHLE 1288109) 

 The Packington Memorial – Grade II (NHLE 1288149) 

 The Old Rectory and Hampton Farmhouse – Grade II (NHLE 

1288100/1288148) 
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Steps 2 – 3: Assessment of setting and potential effects of the development 

 This section presents the results of Steps 2 to 3 of the settings assessment, which 

have been undertaken with regard to those potentially susceptible heritage assets 

identified in Step 1. Step 2 considers the contribution that setting makes to the 

significance of potentially susceptible heritage assets. Step 3 then considers how, if 

at all, and to what extent any anticipated changes to the setting of those assets, as 

a result of development within the Site, might affect their significance.  

 Appendix B of the Heritage Assessment by WYG, 2017 (Appendix 2), that formed 

part of the first planning application includes the full and unedited ‘list entries’ and 

descriptions of the Listed Buildings, so they are not repeated here. The same 

document also provided a description of the character of the buildings and their 

settings, and their heritage significance.  

The Church of St Mary, Grade I Listed (list entry number 1215375) 

The special architectural and historic interest (significance) 

 The Church of St Mary is a fine example of a late medieval parish church with 

remnants of its 12th century Norman origins surviving alongside multiple re-

workings and additions from the 14th through to 19th century. The evolution of its 

plan form is an excellent example of the changing fashions in worship and 

architectural presentation. Although the interiors were heavily restored in the mid-

19th century substantial medieval timber work survives, as do early tombs and 

monuments and other fixtures and fittings; especially important being remnants of 

16th century glass in a window the north side of the nave. The 16th century ashlar 

sandstone tower provides a degree of monumentality and grandeur alongside the 

high-quality workmanship inside and out; an illustration of 900 years of some of the 

finest English carpentry and stonemasonry. 

 The Church therefore has special architectural, historic (communal and illustrative) 

and evidential interest in the quality of its internal and external fabric and 

architecture, and in the pivotal role it has played in the history of the hamlet and 

wider area as a place of worship and gathering.  
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Photo 1 – The Church of St Mary from within the churchyard looking south 

The physical surrounds (‘what matters and why’) 

 Lying on the edge of the current day settlement of Hampton Lovett, its small 

churchyard is bounded by trees and hedges, providing a typical, enclosed 

graveyard of monuments and lawn. The Church is not isolated or detached from 

built form, residential properties lie within its setting. This is not a rare or unusual 

setting for a parish church in Wychavon, where others can be similarly found on the 

edges or within more central locations of settlements. Therefore, the locational 

context for the Church of St Mary (on the edge of the present-day settlement) is not 

relatively rare.  

 Its current landscape setting is a relatively recent construct. The medieval 

settlement, which no-longer survives, is likely to have lain to the north of the 

Church, now separated by the railway line. The properties along The Forest, the 

railway line, the large open fields to the south, the industrial estate and Doverdale 

Park all represent components of the less important 18th, 19th and 20th century 

story of its surrounds.  

 The land to the south of the Church (i.e. the Site) is incidental agricultural land 

which has no physical linkage to the Church, this means that it was not historically 

glebe land, nor was the Church designed to address or somehow formally interface 

with the Site beyond it being a commonplace field outside the environs of the 
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churchyard. Whilst it may have landscape amenity value, this is not a heritage 

consideration. As such it is neutral to significance in that it neither augments nor 

detracts from our interpretation of the Church’s special architectural and historic 

interest.  

 Only the churchyard and the potential surviving buried archaeological remains of 

the former medieval settlement contribute its heritage significance. That is to say 

that it is these aspects of setting which anchor the building and assist in narrating its 

story. The associated buildings and structures within its setting comprising the Lych 

Gate, the Packington Memorial, the Old Rectory and Hampton Farmhouse (and to a 

lesser extent, the properties along The Forest) all form part of the post-medieval 

(18th and 19th century) story of the Church. While they add some group value to 

the historic interest of the Church, they are by no means integral elements of its 

setting. 

The experience (‘what matters and why’) 

 The best way to experience the heritage significance of the Church is from within 

the building itself. From inside its purpose as a place of worship that has stood for 

nearly a thousand years can be readily understood. The fixtures and fittings, the 

stained-glass window, all form part of this essential experience. 

 Secondary to this, the monumentality and quality of the architectural styling of its 

exteriors can be best and almost solely be experienced from up close, within its 

churchyard. Notwithstanding this, some glimpsed views of the Church tower can be 

had along The Forest and along the footpath from the south-east of the Church and 

from within the Site. These incidental views play a role in wayfinding and 

‘announcing’ the building within the landscape and are positive components of its 

significance.  

 Views out from the Church (or specifically the churchyard) take in the surrounding 

landscape, which is mixed in nature, comprising areas of dense and semi-dense 

built form, hard landscaping, rural fields and transport infrastructure. These views 

will be panoramic and long range from the tower, and more fragmented from the 

ground, where buildings, roads and railways, fields and hedgerows all interplay. 

These longer views to and from the tower are positive to significance in that they 

anchor the building in its mixed grain context, which is an entirely appropriate 

context for a church serving a long-established settlement area.  
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Photo 2 – Glimpsed view of the Church tower from a location along The Forest 

 

The contribution of the Site to the Church and the effects of the proposed scheme  

 The Site itself has been identified as incidental agricultural land which has no 

meaningful historic, spatial or functional links to the Church beyond being a 

pleasing (in landscape terms) rural aspect of its partially mixed grain setting. It is 

part of the experience of the Church’s setting, but not in a way which gives 

meaningful interpretative information on the special interest of the Church as a 

heritage asset. If the proposed scheme was to be permitted and constructed the 

most important and essential experience of heritage significance of the Church, 

from within the building, will be unaltered.  

 If the proposed scheme were constructed the Church will still retain its position on 

the edge of the settlement, in this regard its character will be unchanged. The 

Church will still stand out as being the most important structure in its environs; its 

monumentality will be in no way challenged. Views of the Church tower as a 

‘wayfinder’ from locations along The Forest and from locations along the footpath to 

the south-east and from the Site will be unchanged. In all these regards the 

experience of heritage significance will be unharmed. 
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 The best and most commonly experienced views of the architectural quality of the 

exterior of the Church, i.e. those that can be had from within the churchyard will 

also be unaltered. Longer range views of the wider surrounding mixed character 

landscape have been identified as being neutral to significance; this is because the 

wider landscape is formed of areas of both large and small built form (the industrial 

estate and Doverdale Park), rail and transport infrastructure and open fields. All of 

these comprise the realities of its extant setting in terms of views, none of which 

add any extra meaningful information on the significance of the Church. As such the 

proposal would result in a change to views to and from the Church, but these would 

be similar in experience to those already to be had. Thus no harm would come 

about to this element of the significance of the Church. 

 The ‘rural character’ of the Site would be changed by the proposed scheme. 

However, the area immediately to the south of the Church (and The Forest) will be 

retained in agricultural use. In effect, the immediate surrounds of the Church will be 

unchanged and all aspects of its heritage significance will be unharmed. 

 
Photo 3 – View of the Site looking south-east from The Forest (outside the churchyard) 
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The Lych Gate, Grade II Listed (list entry number 1288109) 

The special architectural and historic interest (significance) 

 The mid-19th century Lych Gate possess a degree of architectural merit and the 

crossed struts on the gablets, impressing quatrefoil panels, offers nice detailing, all 

of which underpin its architectural and evidential interest.  

 Lych gates were used in medieval times as resting places for coffins awaiting the 

arrival of clergy to oversee funeral; lych being an old English term for corpse. This, 

combined with its association with the Church, provides a characterful and distinct 

arrival experience to the Church meaning that it holds historic illustrative value.  

 
Photo 4 – The Lych Gate, with the Church of St Mary behind 

The physical surrounds (‘what matters and why’) 

 Without its (physical) association with the Church and the churchyard the Lych Gate 

would hold limited meaning and thus limited heritage significance. Acting as the 

threshold between the secular space and the scared area of the churchyard, the 

structure is the gateway to the Church from the surrounding settlement. This 

relationship and locational context is critical to its heritage significance. The 

character of the Site i.e. whether it is agricultural or domestic in nature is not 
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relevant to heritage significance of the Lych Gate. Domestic dwellings at Doverdale 

Park can be seen from within the churchyard, through the Lych Gate.  

 The Lych Gate is one of four 18th and 19th century listed structures that together 

possesses heritage group value (significance) through their historical and functional 

relationships with each other. 

The experience (‘what matters and why’) 

 Acting as a gateway to the churchyard, the physical passing through the Lych Gate 

(either in or out of the churchyard) is critical to its heritage significance. The ability 

to reflect on the ‘sacred within and secular without’, is essential to this experience. 

 The modest architectural detail of the Lych Gate is best experienced up close, from 

either within or outside of the churchyard. On approaching the churchyard along the 

footpath to the south-east glimpsed views of the Lych Gate and the Church tower 

can be had, both of which form a role in wayfinding and announcing the Church 

within the landscape. 

The contribution of the Site and the effects of the development scheme  

 The Lych Gate has no physical, experiential, functional or historic connections with 

the Site and the Site is neutral to its significance. The experience of the 

architectural detail of the Lych Gate (which can be had from up close) will be 

unaltered by the proposed scheme. The role the Lych Gate plays in separating the 

sacred from the secular will also be completely unaffected by the proposed scheme. 

Furthermore, the presence and visibility of residential dwellings to the south, further 

reinforces the different character of the two places (the churchyard as sacred; the 

Site as secular). In summary, the proposed development would in no way harm any 

of the component elements of heritage significance. 
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The Packington Memorial, Grade II Listed (list entry number 1288149) 

The special architectural and historic interest (significance) 

 The mid-19th century ashlar sandstone monument is very simple in its detailing and 

modest in its scale. The three simple stages of its octagonal base support an 

octagonal shaft capped with a Latin cross. The finer detail can be seen in the small 

statuary surmounting the shaft, beneath the cross. As a monument to Lady 

Packington much of its heritage significance is derived from the importance of the 

Packington family to the history and development of the Church (as its patron) and 

to wider landscape (as principal landowners). 

 
Photo 5 – The Packington Memorial 

The physical surrounds (‘what matters and why’) 

 Its prominent position within the churchyard is critical to its heritage significance as 

a monument to an important patron of the Church. It has no meaningful association 

with any features outside of the churchyard. 

The experience (‘what matters and why’) 

 Although somewhat diminutive, it is still the most imposing of the monuments within 

the churchyard and as one travels to or from the Church porch, one would pass by 

the monument. 
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 The contribution of the Site and the effects of the development scheme  

 The enclosed nature of the churchyard means that the proposed scheme will in no 

way change the way the heritage significance of the monument is experienced. The 

visibility of the Site in the distance, when approaching the monument from Church 

porch, plays no role in the experience of its heritage significance. 
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The Old Rectory and Hampton Farmhouse, Grade II Listed (list entry numbers 
1288100 and 1288148) 

The special architectural and historic interest (significance) 

 The Old Rectory is an early 19th century three-storey brick dwelling. The 

architectural detailing comprising side wall chimney stacks, brick dentilled cornicing 

and stone sills under sash windows form a critical part of its heritage significance. 

 Hampton Farmhouse is an early 18th century three-storey brick dwelling. Much like 

the Old Rectory, the critical part of its heritage significance is its architectural 

detailing of dentilled cornicing, sash windows with segmental heads and in this 

specific case the aesthetic, uniform, presentation of its three bays with a central 

entrance. 

 Both buildings hold historic and evidential interest inherent in their age and 

subsequent roles in the history of the hamlet, but as identified above their 

architectural interest is their key value.  

The physical surrounds and the experience (‘what matters and why’) 

 Lying on the higher ground in a prominent position within the landscape, Hampton 

Farmhouse can be seen from variety of locations. Although the quality of the 

architectural detailing cannot be easily noted from a distance, the stature of the 

building can be recognised. The screening around the Old Rectory means that the 

heritage significance of the building can only be meaningful experienced up close. 

 The Old Rectory and Hampton Farmhouse, as 18th and 19th century Listed 

structures, together with the Church possess a degree of group value (significance) 

through their historical and functional relationships with each other. 

The contribution of the Site and the effects of the development scheme 

 The location of scheme beyond the railway line, beyond the Church and The Forest 

and in proximity to Doverdale Park renders it all but invisible from any location 

within proximity of the Old Rectory and Hampton Farmhouse. In any case the way 

in which the architectural detailing of both buildings is experienced would be 

completely unaffected. Furthermore, the relationship to and group value with the 

Church will also be unchanged. In summary, the proposed scheme would in no way 

harm the heritage significances of either of these two buildings. 
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4. ANALYSIS OF THE PROPOSED SCHEME AGAINST THE 
INSPECTOR’S FINDINGS ON THE APPEAL SCHEME 

 The proposed scheme has been specifically planned and designed to take account 

of the findings of the Inspector in the 2019 appeal in order to ensure that key issues 

which led to the dismissal have been considered and mitigated. Each aspect of the 

key conclusions within the Inspector’s Report are considered and discussed here, 

alongside a concluding statement of effects for each element. Fig.3 (below) 

illustrates the Site, with both the outline of the dismissed appeal scheme, and the 

plan of the proposed scheme, to effectively illustrate changes to layout, scale, 

amount of development and landscaping that have occurred as a result of 

redesigning the scheme to align with the Inspector’s Report.  

The Inspectors precis of the Site in relation to the Church 

 The Inspector only found harm to the ‘setting of the Church’ and not to the other 

heritage assets examined in the above Chapter 3 and illustrated in Fig.2 & 3. The 

Inspector has described the previous Site’s contribution to the Church as: 

 An area of pastureland to the south of the Church 

 Not having functional, ownership or financial links to the Church 

 Providing a clear rural setting  

 Providing a sense of calmness even if not particularly tranquil  

 The setting provides reinforced understanding of the historic role of the 

Church in providing for a rural community  

 Provides aesthetic interest that is derived from glimpsed views along the 

Forest of the Church with a pastureland context 

 Notwithstanding the findings of the settings assessment in Chapter 3 above, which 

outlines in detail how the current Site does not contribute to the significance of the 

Church (i.e. it is not an aspect of its setting which fundamentally informs our 

understanding, appreciation, experience or interpretation of the heritage values of 

the Church), it is proposed to discuss each of the above attributes of the current 

Site in relation to the proposed scheme. The Inspector has made it clear that the 

pastureland character of the Site is the key issue here, and whilst it is could be 

argued that this character is concerned more with landscape amenity than heritage 

significance; it is this consideration which has clearly informed the redesign of the 

scheme.  
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An area of pastureland to the south of the church 

 The (new) proposed scheme, which is of low density and curvilinear formation, has 

been decreased in amount to bring the scheme boundary some distance south of 

The Forest, to provide a full swathe of pastureland to the south of The Forest. 

Although, open space provision was included near to the Church in the dismissed 

appeal scheme, this area and more besides now lies outside the redline boundary 

and can be retained as it is presently found (pasture). The proposed scheme will 

also be screened by planting as outlined in the landscaping plan. 

 The Inspector in the discussion on landscape matters identified how the Hampton 

Lovett Industrial Estate is screened by dense tree planting, and that how, in her 

opinion, this resulted in the estate not preventing the Site from being perceived as 

countryside (i.e. the screening was such that the estate was not intrusive to the 

local landscape). With this logic in mind, the screening proposed for the proposed 

scheme should also result in a similar effect in screening the low-density 

development (which itself is of a much less intensely developed character than the 

industrial estate, punctuated with many gardens) and therefore retaining the 

pastureland character of the undeveloped area to the south of the Church. 

Providing a clear rural setting  

 As outlined above, the proposed scheme has been designed to retain an area of 

pastureland south of the Church which will assist in maintaining its ‘rural’ setting. 

The context of the Church is such that whilst the majority is rural landscape (to the 

north and east), there are also areas of built form of substantial scale and linearity 

(to the west and south). Doverdale Park itself is a low-rise, low density estate of 

blocky static homes built on a grid pattern which sit quite visibly within the setting of 

the Church (essentially within the ‘rural area’ identified in the Inspector’s Report). 

Road and rail infrastructure add additional variety and experience to what is 

essentially quite a mixed grain environment. The proposed scheme will not alter the 

grain of this wider area but instead essentially extend the character of the already 

established built form of Doverdale Park. 

 Although it was in outline, the layout the dismissed appeal scheme sought to 

integrate the Church within the new settlement, bring new ‘formal’ public open 

space in the foreground (a type of village / church green). The proposed scheme 

moves away from this approach by excluding the area immediately to the south of 

the Forest from the redline boundary to retain this ‘clear rural setting’. 
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Providing a sense of calmness even if not particularly tranquil 

 The retained pastureland south of The Forest and the tree/hedge planting on the 

boundary with the developed area will assist in maintaining a sense of calmness to 

the arrival experience of the Church and within the churchyard. As a low-density 

residential area the development will in and of itself not bring significant amounts of 

noise or bustle to the environs. The experience of the A422 west of the Church will 

likely be a far busier and a more intrusive (noise) feature when on The Forest or in 

the churchyard; and the railway line (passing trains) is ever present too. As such it 

is concluded this attribute of the Site will be unaltered by the proposed 

development.  

The setting provides reinforced understanding of the historic role of the church in 
providing for a rural community  

 It is assumed that the ‘rural’ setting of the Church (identified in this assessment as 

being a mix of rural, suburban and high-density elements south of The Forest) is the 

aspect of the setting to which the Inspector is referring. As identified above, the 

proposed scheme and the location of development away from The Forest with the 

retention of pastureland to the south of the Church (alongside the extant rural 

landscapes to the north and east of the Church) will assist in maintaining a rural 

character to the immediate environs of the Church, which will in turn help reinforce 

the understanding of the historic role of the Church.   

 The use of the word community is key here, as generally speaking a church only 

existed historically to serve a community, i.e. a settlement/s. It is acknowledged the 

former medieval settlement of Hampton Lovett is now largely lost which does result 

in a loss of interpretation of the Church’s historic role and connections in that sense. 

The proposed scheme will augment the existing settlement of Dovercourt Park. In 

simple terms, the presence of a settlement near a Church is quite a logical and 

accepted spatial plan. The retention of the pastureland to the south of the Church 

and north of the new settlement will maintain the rural ‘feel’ in the immediate 

environs of the Church which is identified by the Inspector as an important 

consideration. 
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Provides aesthetic interest that is derived from glimpsed views along the Forest of 
the church with a pastureland context 

 As discussed in detail above, it is concluded that the proposed scheme, which does 

not include the broad area of open pasture land south of The Forest, plus the 

screening effects of the associated tree and hedge planting on the edge of the 

development boundary will maintain the pastureland context to the south of the 

Church and maintain the aesthetic interest of the arrival experience along The 

Forest. 

Conclusions 

 In the decision notice, the Inspector clearly identified the above attributes of the 

Site’s appearance and experience (the ‘rural’ setting) as being key to the setting of 

the Grade I Listed Church, though the Inspector did not elaborate on how the 

attributes contributed specifically to the heritage values (i.e. significance) of the 

Church. The above discussions and conclusions highlight how the proposed 

scheme differs in layout, quantum of development and landscaping which have 

mitigated those issues identified by the Inspector in the dismissed appeal scheme.  

 The proposed scheme avoids development within an area of pastureland to the 

south of The Forest and the Church, alongside tree and hedge planting to the 

boundary of the development area. It is concluded here that this (new) proposed 

scheme has mitigated and negated the issues raised by the Inspector, and the 

experience of a ‘rural setting’ to the Church will be maintained and as such its 

significance will be preserved. As such the scheme complies with Policies SWDP16 

& 24 of the SWDP 2016, the provisions of the NPPF (2021) and the statutory duty 

under Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 

1990.  
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5. CONCLUSIONS 

 This assessment has been produced to support revised plans for a development 

scheme on ‘Land to the north west of Droitwich, in Worcestershire. The proposed 

scheme has been designed in response to Inspector’s findings during the dismissal 

of an appeal for residential development in a similar area (not exactly the same site 

area). A scheme for this Site of 144 new houses was refused permission in 2017 

and subsequently dismissed at appeal in 2019. The project team have utilised the 

detail of the Inspector’s findings to undertake a scale down and redesign of the 

development scheme which has mitigated and negated the issues identified by the 

Inspector as bringing harm to the significance of the Grade I Listed Church of St 

Mary, which lies to the north of the Site.  

 The assessment reported here relies for background and contextual information on 

previous reports (seen in Appendix 2). In summary it has examined those heritage 

assets which are potentially susceptible to effects as a result of development of the 

Site through a settings assessment, guided by Historic England methodology. The 

assessment has concluded that the potential development of the Site would have 

no adverse effect on the significance of heritage assets, including the Church. 

Buried archaeological matters were adequately assessed as part of a previous 

application for the Site and there are no material constraints to the proposed 

development. 

 Notwithstanding the findings reported above re ‘setting’ matters, and for reasons of 

thoroughness, Chapter 4 presents an analysis and discussion of the Inspector’s 

findings in the dismissed appeal scheme, going on to assess how the proposed 

(new) scheme’s revisions have responded to and mitigated the issues identified. 

This analysis has concluded that the proposed scheme (and Site area) retains a 

significant area of pastureland to the south of the Church / The Forest, with 

development screened by trees and hedging which will retain and therefore 

preserve the ‘rural setting’ outlined by the Inspector as being key to the special 

interest of the Church.  

 As such no harm is identified and the scheme complies with policies SWDP16 & 24 

of the SWDP 2016, the provisions of the NPPF (2021) and the statutory duty under 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 
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APPENDIX 1: HERITAGE STATUTE POLICY & GUIDANCE  

Heritage Statute: Scheduled Monuments 

Scheduled Monuments are subject to the provisions of the Ancient Monuments and 

Archaeological Areas Act 1979. The Act sets out the controls of works affecting Scheduled 

Monuments and other related matters. Contrary to the requirements of the Planning Act 

1990 regarding Listed buildings, the 1979 Act does not include provision for the ‘setting’ of 

Scheduled Monuments.  

Heritage Statute: Listed Buildings 

Listed buildings are buildings of ‘special architectural or historic interest’ and are subject to 

the provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990 (‘the 

Act’). Under Section 7 of the Act ‘no person shall execute or cause to be executed any works 

for the demolition of a listed building or for its alteration or extension in any manner which 

would affect its character as a building of special architectural or historic interest, unless the 

works are authorised.’ Such works are authorised under Listed Building Consent. Under 

Section 66 of the Act ‘In considering whether to grant planning permission for development 

which affects a listed building or its setting, the local planning authority or, as the case may 

be, the Secretary of State shall have special regard to the desirability of preserving the 

building or its setting or any feature of special architectural or historic interest which it 

possesses’.  

Note on the extent of a Listed Building 

Under Section 1(5) of the Act, a structure may be deemed part of a Listed Building if it is: 

(a) fixed to the building, or  

(b) within the curtilage of the building, which, although not fixed to the building, forms 

part of the land and has done so since before 1st July 1948 

The inclusion of a structure deemed to be within the ‘curtilage’ of a building thus means that 

it is subject to the same statutory controls as the principal Listed Building. Inclusion within 

this duty is not, however, an automatic indicator of ‘heritage significance’ both as defined 

within the NPPF (2021) and within Conservation Principles (see Section 2 above). In such 

cases, the significance of the structure needs to be assessed both in its own right and in the 

contribution it makes to the significance and character of the principal Listed Building. The 

practical effect of the inclusion in the listing of ancillary structures is limited by the 

requirement that Listed Building Consent is only needed for works to the ‘Listed Building’ (to 
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include the building in the list and all the ancillary items) where they affect the special 

character of the Listed building as a whole.  

Guidance is provided by Historic England on ‘Listed Buildings and Curtilage: Historic 

England Advice Note 10’ (Historic England 2018).  

Heritage Statue: Conservation Areas 

Conservation Areas are designated by the local planning authority under Section 69(1)(a) of 

the Planning (Listed Buildings and Conservation Areas) Act 1990 (‘the Act’), which requires 

that ‘Every local planning authority shall from time to time determine which parts of their area 

are areas of special architectural or historic interest the character or appearance of which it 

is desirable to preserve or enhance’. Section 72 of the Act requires that ‘special attention 

shall be paid to the desirability of preserving or enhancing the character or appearance of 

that area’. 

The requirements of the Act only apply to land within a Conservation Area; not to land 

outside it. This has been clarified in various Appeal Decisions (for example 

APP/F1610/A/14/2213318 Land south of Cirencester Road, Fairford, Paragraph 65: ‘The 

Section 72 duty only applies to buildings or land in a Conservation Area, and so does not 

apply in this case as the site lies outside the Conservation Area.’). 

The NPPF (2021) also clarifies in Paragraph 207 that ‘Not all elements of a World Heritage 

Site or Conservation Area will necessarily contribute to its significance’. Thus land or 

buildings may be a part of a Conservation Area, but may not necessarily be of architectural 

or historical significance. Similarly, not all elements of the setting of a Conservation Area will 

necessarily contribute to its significance, or to an equal degree. 

National heritage policy: the National Planning Policy Framework 

Heritage assets and heritage significance 

Heritage assets comprise ‘a building, monument, site, place, area or landscape identified as 

having a degree of significance meriting consideration in planning decisions, because of its 

heritage interest’ (the NPPF (2021), Annex 2). Designated heritage assets include World 

Heritage Sites, Scheduled Monuments, Listed Buildings, Protected Wreck Sites, Registered 

Parks and Gardens, Registered Battlefields and Conservation Areas (designated under the 

relevant legislation; NPPF (2021), Annex 2). The NPPF (2021), Annex 2, states that the 

significance of a heritage asset may be archaeological, architectural, artistic or historic. 

Historic England’s ‘Conservation Principles’ looks at significance as a series of ‘values’ 

which include ‘evidential’. ‘historical’, ‘aesthetic’ and ‘communal’.  
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The July 2019 revision of the Planning Practice Guidance (PPG) expanded on the definition 

of non-designated heritage assets. It states that ‘Non-designated heritage assets are 

buildings, monuments, sites, places, areas or landscapes identified by plan-making bodies 

as having a degree of heritage significance meriting consideration in planning decisions, but 

which do not meet the criteria for designated heritage assets.’ It goes on to refer to 

local/neighbourhood plans, conservation area appraisals/reviews, and importantly, the local 

Historic Environment Record (HER) as examples of where these assets may be identified, 

but specifically notes that such identification should be made ‘based on sound evidence’, 

with this information ‘accessible to the public to provide greater clarity and certainly for 

developers and decision makers’. 

This defines non-designated heritage assets as those which have been specially defined as 

such through the local HER or other source made accessible to the public by the plan-

making body. Where HERs or equivalent lists do not specifically refer to an asset as a non-

designated heritage asset, it is assumed that it has not met criteria for the plan-making body 

to define it as such, and will be referred to as a heritage asset for the purpose of this report.  

The assessment of non-designated heritage assets and heritage assets will be equivalent in 

this report, in line with industry standards and guidance on assessing significance and 

impact. They may not, however, carry equivalent weight in planning as set out within the 

provisions of the NPPF, should there be any effect to significance.    

The setting of heritage assets 

The ‘setting’ of a heritage asset comprises ‘the surroundings in which a heritage asset is 

experienced. Its extent is not fixed and may change as the asset and its surroundings 

evolve. Elements of a setting may make a positive or negative contribution to the 

significance of an asset, may affect the ability to appreciate that significance or may be 

neutral’ (NPPF (2021), Annex 2). Thus it is important to note that ‘setting’ is not a heritage 

asset: it may contribute to the value of a heritage asset.  

Guidance on assessing the effects of change upon the setting and significance of heritage 

assets is provided in ‘Historic Environment Good Practice Advice in Planning Note 3: The 

Setting of Heritage Assets’, which has been utilised for the present assessment (see below).  

Levels of information to support planning applications 

Paragraph 194 of the NPPF (2021) identifies that ‘In determining applications, local planning 

authorities should require an applicant to describe the significance of any heritage assets 

affected, including any contribution made by their setting. The level of detail should be 
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proportionate to the assets’ importance and no more than is sufficient to understand the 

potential impact of the proposal on their significance’.  

Designated heritage assets 

Paragraph 189 of the NPPF (2021) explains that heritage assets ‘are an irreplaceable 

resource and should be conserved in a manner appropriate to their significance’. Paragraph 

199 notes that ‘when considering the impact of a proposed development on the significance 

of a designated heritage asset, great weight should be given to the asset’s conservation 

(and the more important the asset, the greater the weight should be). This is irrespective of 

whether any potential harm amounts to substantial harm, total loss or less than substantial 

harm to its significance’. Paragraph 200 goes on to note that ‘substantial harm to or loss of a 

grade II listed building…should be exceptional and substantial harm to or loss of designated 

heritage assets of the highest significance (notably scheduled monuments, protected wreck 

sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks 

and gardens, and World Heritage Sites)…should be wholly exceptional’. 

Paragraph 202 clarifies that ‘Where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be weighed against 

the public benefits of the proposal, including, where appropriate, securing its optimum viable 

use’.  

Good Practice Advice 1-3 

Historic England has issued three Good Practice Advice notes (‘GPA1-3’) which support the 

NPPF. The GPAs note that they do not constitute a statement of Government policy, nor do 

they seek to prescribe a single methodology: their purpose is to assist local authorities, 

planners, heritage consultants, and other stakeholders in the implementation of policy set 

out in the NPPF. This report has been produced in the context of this advice, particularly 

‘GPA2 – Managing Significance in Decision-Taking in the Historic Environment’ and ‘GPA3 – 

The Setting of Heritage Assets’.  

GPA2 - Managing Significance in Decision-Taking in the Historic Environment 

GPA2 sets out the requirement for assessing ‘heritage significance’ as part of the application 

process. Paragraph 8 notes ‘understanding the nature of the significance is important to 

understanding the need for and best means of conservation.’ This includes assessing the 

extent and level of significance, including the contribution made by its ‘setting’ (see GPA3 

below). GPA2 notes that ‘a desk-based assessment will determine, as far as is reasonably 

possible from existing records, the nature, extent and significance of the historic environment 
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within a specified area, and the impact of the proposed development on the significance of 

the historic environment, or will identify the need for further evaluation to do so’ (Page 3).  

GPA3 – The Setting of Heritage Assets 

The NPPF (Annex 2: Glossary) defines the setting of a heritage asset as ‘the surroundings in 

which a heritage asset is experienced…’. Step 1 of the settings assessment requires 

heritage assets which may be affected by development to be identified. Historic England 

notes that for the purposes of Step 1 this process will comprise heritage assets ‘where that 

experience is capable of being affected by a proposed development (in any way)…’. 

Step 2 of the settings process ‘assess[es] the degree to which these settings and views 

make a contribution to the significance of the heritage asset(s) or allow significance to be 

appreciated’, with regard to its physical surrounds; relationship with its surroundings and 

patterns of use; experiential effects such as noises or smells; and the way views allow the 

significance of the asset to be appreciated. Step 3 requires ‘assessing the effect of the 

proposed development on the significance of the asset(s)’ – specifically to ‘assess the 

effects of the proposed development, whether beneficial or harmful, on the significance or on 

the ability to appreciate it’, with regard to the location and siting of the development, its form 

and appearance, its permanence, and wider effects.   

Step 4 of GPA3 provides commentary on ‘ways to maximise enhancement and avoid or 

minimise harm’. It notes (Paragraph 37) that ‘Maximum advantage can be secured if any 

effects on the significance of a heritage asset arising from development liable to affect its 

setting are considered from the project’s inception.’ It goes on to note (Paragraph 39) that 

‘good design may reduce or remove the harm, or provide enhancement’.  

Heritage significance 

Discussion of heritage significance within this assessment report makes reference to several 

key documents. With regard to Listed buildings and Conservation Areas it primarily 

discusses ‘architectural and historic interest’, which comprises the special interest for which 

they are designated.  

The NPPF provides a definition of ‘significance’ for heritage policy (Annex 2). This states that 

heritage significance comprises ‘The value of a heritage asset to this and future generations 

because of its heritage interest. That interest may be archaeological, architectural, artistic or 

historic’. This also clarifies that for World Heritage Sites ‘the cultural value described within 

each site’s Statement of Outstanding Universal Value forms part of its significance’. 
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Regarding ‘levels’ of significance the NPPF (2021) provides a distinction between: 

designated heritage assets of the highest significance; designated heritage assets not of the 

highest significance; and non-designated heritage assets.  

Historic England’s ‘Conservation Principles’ expresses ‘heritage significance’ as comprising 

a combination of one or more of: evidential value; historical value; aesthetic value; and 

communal value: 

 Evidential value – the elements of a historic asset that can provide evidence about past 

human activity, including physical remains, historic fabric, documentary/pictorial records. 

This evidence can provide information on the origin of the asset, what it was used for, 

and how it changed over time. 

 Historical value (illustrative) – how a historic asset may illustrate its past life, including 

changing uses of the asset over time. 

 Historical value (associative) – how a historic asset may be associated with a notable 

family, person, event, or moment, including changing uses of the asset over time. 

 Aesthetic value – the way in which people draw sensory and intellectual stimulation from 

a historic asset. This may include its form, external appearance, and its setting, and may 

change over time. 

 Communal value – the meaning of a historic asset to the people who relate to it. This 

may be a collective experience, or a memory, and can be commemorative or symbolic to 

individuals or groups, such as memorable events, attitudes, and periods of history. This 

includes social values, which relates to the role of the historic asset as a place of social 

interactive, distinctiveness, coherence, economic, or spiritual / religious value.  

Effects upon heritage assets 

Heritage benefit 

The NPPF clarifies that change in the setting of heritage assets may lead to heritage benefit. 

Paragraph 206 of the NPPF (2021) notes that ‘Local planning authorities should look for 

opportunities for new development within Conservation Areas and World Heritage Sites, and 

within the setting of heritage assets, to enhance or better reveal their significance. Proposals 

that preserve those elements of the setting that make a positive contribution to the asset (or 

which better reveal its significance) should be treated favourably’.  

GPA3 notes that ‘good design may reduce or remove the harm, or provide enhancement’ 

(Paragraph 28). Historic England’s ‘Conservation Principles’ states that ‘Change to a 

significant place is inevitable, if only as a result of the passage of time, but can be neutral or 
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beneficial in its effects on heritage values. It is only harmful if (and to the extent that) 

significance is reduced’ (Paragraph 84).  

Specific heritage benefits may be presented through activities such as repair or restoration, 

as set out in Conservation Principles.  

Heritage harm to designated heritage assets 

The NPPF (2021) does not define what constitutes ‘substantial harm’. The High Court of 

Justice does provide a definition of this level of harm, as set out by Mr Justice Jay in Bedford 

Borough Council v SoS for CLG and Nuon UK Ltd. Paragraph 25 clarifies that, with regard to 

‘substantial harm’: ‘Plainly in the context of physical harm, this would apply in the case of 

demolition or destruction, being a case of total loss. It would also apply to a case of serious 

damage to the structure of the building. In the context of non-physical or indirect harm, the 

yardstick was effectively the same. One was looking for an impact which would have such a 

serious impact on the significance of the asset that its significance was either vitiated 

altogether or very much reduced’.  

Effects upon non-designated heritage assets 

The NPPF (2021) paragraph 203 guides that ‘The effect of an application on the significance 

of a non-designated heritage asset should be taken into account in determining the 

application. In weighing applications that affect directly or indirectly non-designated heritage 

assets, a balanced judgment will be required having regard to the scale of any harm or loss 

and the significance of the heritage asset’. 
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APPENDIX 1: HERITAGE STATUTE POLICY & GUIDANCE  

Heritage Statute: Listed Buildings 

Listed buildings are buildings of ‘special architectural or historic interest’ and are subject to 

the provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990 (‘the 

Act’). Under Section 7 of the Act ‘no person shall execute or cause to be executed any works 

for the demolition of a listed building or for its alteration or extension in any manner which 

would affect its character as a building of special architectural or historic interest, unless the 

works are authorised.’ Such works are authorised under Listed Building Consent. Under 

Section 66 of the Act ‘In considering whether to grant planning permission for development 

which affects a listed building or its setting, the local planning authority or, as the case may 

be, the Secretary of State shall have special regard to the desirability of preserving the 

building or its setting or any feature of special architectural or historic interest which it 

possesses’.  

Note on the extent of a Listed Building 

Under Section 1(5) of the Act, a structure may be deemed part of a Listed Building if it is: 

(a) fixed to the building, or  

(b) within the curtilage of the building, which, although not fixed to the building, forms 

part of the land and has done so since before 1st July 1948 

The inclusion of a structure deemed to be within the ‘curtilage’ of a building thus means that 

it is subject to the same statutory controls as the principal Listed Building. Inclusion within 

this duty is not, however, an automatic indicator of ‘heritage significance’ both as defined 

within the NPPF (2021) and within Conservation Principles (see Section 2 above). In such 

cases, the significance of the structure needs to be assessed both in its own right and in the 

contribution it makes to the significance and character of the principal Listed Building. The 

practical effect of the inclusion in the listing of ancillary structures is limited by the 

requirement that Listed Building Consent is only needed for works to the ‘Listed Building’ (to 

include the building in the list and all the ancillary items) where they affect the special 

character of the Listed building as a whole.  

Guidance is provided by Historic England on ‘Listed Buildings and Curtilage: Historic 

England Advice Note 10’ (Historic England 2018). 
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National heritage policy: the National Planning Policy Framework 

Heritage assets and heritage significance 

Heritage assets comprise ‘a building, monument, site, place, area or landscape identified as 

having a degree of significance meriting consideration in planning decisions, because of its 

heritage interest’ (the NPPF (2021), Annex 2). Designated heritage assets include World 

Heritage Sites, Scheduled Monuments, Listed Buildings, Protected Wreck Sites, Registered 

Parks and Gardens, Registered Battlefields and Conservation Areas (designated under the 

relevant legislation; NPPF (2021), Annex 2). The NPPF (2021), Annex 2, states that the 

significance of a heritage asset may be archaeological, architectural, artistic or historic. 

Historic England’s ‘Conservation Principles’ looks at significance as a series of ‘values’ 

which include ‘evidential’. ‘historical’, ‘aesthetic’ and ‘communal’.  

The July 2019 revision of the Planning Practice Guidance (PPG) expanded on the definition 

of non-designated heritage assets. It states that ‘Non-designated heritage assets are 

buildings, monuments, sites, places, areas or landscapes identified by plan-making bodies 

as having a degree of heritage significance meriting consideration in planning decisions, but 

which do not meet the criteria for designated heritage assets.’ It goes on to refer to 

local/neighbourhood plans, conservation area appraisals/reviews, and importantly, the local 

Historic Environment Record (HER) as examples of where these assets may be identified, 

but specifically notes that such identification should be made ‘based on sound evidence’, 

with this information ‘accessible to the public to provide greater clarity and certainly for 

developers and decision makers’. 

This defines non-designated heritage assets as those which have been specially defined as 

such through the local HER or other source made accessible to the public by the plan-

making body. Where HERs or equivalent lists do not specifically refer to an asset as a non-

designated heritage asset, it is assumed that it has not met criteria for the plan-making body 

to define it as such, and will be referred to as a heritage asset for the purpose of this report.  

The assessment of non-designated heritage assets and heritage assets will be equivalent in 

this report, in line with industry standards and guidance on assessing significance and 

impact. They may not, however, carry equivalent weight in planning as set out within the 

provisions of the NPPF, should there be any effect to significance.    
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The setting of heritage assets 

The ‘setting’ of a heritage asset comprises ‘the surroundings in which a heritage asset is 

experienced. Its extent is not fixed and may change as the asset and its surroundings 

evolve. Elements of a setting may make a positive or negative contribution to the 

significance of an asset, may affect the ability to appreciate that significance or may be 

neutral’ (NPPF (2021), Annex 2). Thus it is important to note that ‘setting’ is not a heritage 

asset: it may contribute to the value of a heritage asset.  

Guidance on assessing the effects of change upon the setting and significance of heritage 

assets is provided in ‘Historic Environment Good Practice Advice in Planning Note 3: The 

Setting of Heritage Assets’, which has been utilised for the present assessment (see below).  

Levels of information to support planning applications 

Paragraph 194 of the NPPF (2021) identifies that ‘In determining applications, local planning 

authorities should require an applicant to describe the significance of any heritage assets 

affected, including any contribution made by their setting. The level of detail should be 

proportionate to the assets’ importance and no more than is sufficient to understand the 

potential impact of the proposal on their significance’.  

Designated heritage assets 

Paragraph 189 of the NPPF (2021) explains that heritage assets ‘are an irreplaceable 

resource and should be conserved in a manner appropriate to their significance’. Paragraph 

199 notes that ‘when considering the impact of a proposed development on the significance 

of a designated heritage asset, great weight should be given to the asset’s conservation 

(and the more important the asset, the greater the weight should be). This is irrespective of 

whether any potential harm amounts to substantial harm, total loss or less than substantial 

harm to its significance’. Paragraph 200 goes on to note that ‘substantial harm to or loss of a 

grade II listed building…should be exceptional and substantial harm to or loss of designated 

heritage assets of the highest significance (notably scheduled monuments, protected wreck 

sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks 

and gardens, and World Heritage Sites)…should be wholly exceptional’. 

Paragraph 202 clarifies that ‘Where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be weighed against 

the public benefits of the proposal, including, where appropriate, securing its optimum viable 

use’.  
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Local Development Plan 
SWDP 6: Historic Environment  

A. Development proposals should conserve and enhance heritage assets, including assets 

of potential archaeological interest, subject to the provisions of SWDP 24.Their contribution 

to the character of the landscape or townscape should be protected in order to sustain the 

historic quality, sense of place, environmental quality and economic vibrancy of south 

Worcestershire.  

B. Development proposals will be supported where they conserve and enhance the 

significance of heritage assets, including their setting. In particular this applies to:  

i. Designated heritage assets; i.e. listed buildings, conservation areas, scheduled 

monuments, registered parks and gardens and registered battlefields, as well as 

undesignated heritage assets.  

ii. The historic landscape, including locally distinctive settlement patterns, field systems, 

woodlands and commons and historic farmsteads and smallholdings.  

iii. Designed landscapes, including parkland, gardens, cemeteries, churchyards, public 

parks, urban open spaces and industrial, military or institutional landscapes. 

 iv. Archaeological remains of all periods.  

v. Historic transportation networks and infrastructure including roads and trackways, canals, 

river navigations, railways and their associated industries. 

 vi. The historic core of the cathedral city of Worcester, with its complex heritage of street 

and plot patterns, buildings, open spaces and archaeological remains, along with their 

settings and views of the city.  

vii. The civic, religious and market cores of south Worcestershire’s city, town and village 

fabric with their wide variety of building styles, materials and street and plot patterns.  

 

SWDP24: Management of the Historic Environment  

A. Development proposals affecting heritage assets will be considered in accordance with 

the Framework, relevant legislation and published national and local guidance.  

B. Proposals likely to affect the significance of a heritage asset, including the contribution 

made by its setting, should be accompanied by a description of its significance in sufficient 

detail to allow the potential impacts to be adequately assessed. Where there is potential for 

heritage assets with archaeological interest to be affected, this description should be 

informed by available evidence, desk-based assessment and, where appropriate, field 

evaluation to establish the significance of known or potential heritage assets.  

C. The sympathetic and creative reuse and adaptation of historic buildings will be 

encouraged. Such proposals, and other proposals for enabling development that provide a 
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sustainable future for heritage assets identified as at risk, will be considered in accordance 

with SWDP 24 A. 

D. Where a material change to a heritage asset has been agreed, recording and 

interpretation should be under- Appendix A—National and Local Planning Policy & Guidance 

taken to document and understand the asset’s archaeological, architectural, artistic or 

historic significance. The scope of the recording should be proportionate to the asset’s 

significance and the impact of the development on the asset. The information and 

understanding gained should be made publicly available, as a minimum through the relevant 

Historic Environment Record and where appropriate at the asset itself through on-site 

interpretation 

 
Good Practice Advice 1-3 

Historic England has issued three Good Practice Advice notes (‘GPA1-3’) which support the 

NPPF. The GPAs note that they do not constitute a statement of Government policy, nor do 

they seek to prescribe a single methodology: their purpose is to assist local authorities, 

planners, heritage consultants, and other stakeholders in the implementation of policy set 

out in the NPPF. This report has been produced in the context of this advice, particularly 

‘GPA2 – Managing Significance in Decision-Taking in the Historic Environment’ and ‘GPA3 – 

The Setting of Heritage Assets’.  

GPA2 - Managing Significance in Decision-Taking in the Historic Environment 

GPA2 sets out the requirement for assessing ‘heritage significance’ as part of the application 

process. Paragraph 8 notes ‘understanding the nature of the significance is important to 

understanding the need for and best means of conservation.’ This includes assessing the 

extent and level of significance, including the contribution made by its ‘setting’ (see GPA3 

below). GPA2 notes that ‘a desk-based assessment will determine, as far as is reasonably 

possible from existing records, the nature, extent and significance of the historic environment 

within a specified area, and the impact of the proposed development on the significance of 

the historic environment, or will identify the need for further evaluation to do so’ (Page 3).  

GPA3 – The Setting of Heritage Assets 

The NPPF (Annex 2: Glossary) defines the setting of a heritage asset as ‘the surroundings in 

which a heritage asset is experienced…’. Step 1 of the settings assessment requires 

heritage assets which may be affected by development to be identified. Historic England 

notes that for the purposes of Step 1 this process will comprise heritage assets ‘where that 

experience is capable of being affected by a proposed development (in any way)…’. 
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Step 2 of the settings process ‘assess[es] the degree to which these settings and views 

make a contribution to the significance of the heritage asset(s) or allow significance to be 

appreciated’, with regard to its physical surrounds; relationship with its surroundings and 

patterns of use; experiential effects such as noises or smells; and the way views allow the 

significance of the asset to be appreciated. Step 3 requires ‘assessing the effect of the 

proposed development on the significance of the asset(s)’ – specifically to ‘assess the 

effects of the proposed development, whether beneficial or harmful, on the significance or on 

the ability to appreciate it’, with regard to the location and siting of the development, its form 

and appearance, its permanence, and wider effects.   

Step 4 of GPA3 provides commentary on ‘ways to maximise enhancement and avoid or 

minimise harm’. It notes (Paragraph 37) that ‘Maximum advantage can be secured if any 

effects on the significance of a heritage asset arising from development liable to affect its 

setting are considered from the project’s inception.’ It goes on to note (Paragraph 39) that 

‘good design may reduce or remove the harm, or provide enhancement’.  

Heritage significance 

Discussion of heritage significance within this assessment report makes reference to several 

key documents. With regard to Listed buildings and Conservation Areas it primarily 

discusses ‘architectural and historic interest’, which comprises the special interest for which 

they are designated.  

The NPPF provides a definition of ‘significance’ for heritage policy (Annex 2). This states that 

heritage significance comprises ‘The value of a heritage asset to this and future generations 

because of its heritage interest. That interest may be archaeological, architectural, artistic or 

historic’. This also clarifies that for World Heritage Sites ‘the cultural value described within 

each site’s Statement of Outstanding Universal Value forms part of its significance’. 

Regarding ‘levels’ of significance the NPPF (2021) provides a distinction between: 

designated heritage assets of the highest significance; designated heritage assets not of the 

highest significance; and non-designated heritage assets.  

Historic England’s ‘Conservation Principles’ expresses ‘heritage significance’ as comprising 

a combination of one or more of: evidential value; historical value; aesthetic value; and 

communal value: 

Evidential value – the elements of a historic asset that can provide evidence about past 

human activity, including physical remains, historic fabric, documentary/pictorial records. 
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This evidence can provide information on the origin of the asset, what it was used for, 

and how it changed over time. 

Historical value (illustrative) – how a historic asset may illustrate its past life, including 

changing uses of the asset over time. 

Historical value (associative) – how a historic asset may be associated with a notable family, 

person, event, or moment, including changing uses of the asset over time. 

Aesthetic value – the way in which people draw sensory and intellectual stimulation from a 

historic asset. This may include its form, external appearance, and its setting, and may 

change over time. 

Communal value – the meaning of a historic asset to the people who relate to it. This may be 

a collective experience, or a memory, and can be commemorative or symbolic to 

individuals or groups, such as memorable events, attitudes, and periods of history. This 

includes social values, which relates to the role of the historic asset as a place of social 

interactive, distinctiveness, coherence, economic, or spiritual / religious value.  

Effects upon heritage assets 

Heritage benefit 

The NPPF clarifies that change in the setting of heritage assets may lead to heritage benefit. 

Paragraph 206 of the NPPF (2021) notes that ‘Local planning authorities should look for 

opportunities for new development within Conservation Areas and World Heritage Sites, and 

within the setting of heritage assets, to enhance or better reveal their significance. Proposals 

that preserve those elements of the setting that make a positive contribution to the asset (or 

which better reveal its significance) should be treated favourably’.  

GPA3 notes that ‘good design may reduce or remove the harm, or provide enhancement’ 

(Paragraph 28). Historic England’s ‘Conservation Principles’ states that ‘Change to a 

significant place is inevitable, if only as a result of the passage of time, but can be neutral or 

beneficial in its effects on heritage values. It is only harmful if (and to the extent that) 

significance is reduced’ (Paragraph 84).  

Specific heritage benefits may be presented through activities such as repair or restoration, 

as set out in Conservation Principles.  

Heritage harm to designated heritage assets 

The NPPF (2021) does not define what constitutes ‘substantial harm’. The High Court of 

Justice does provide a definition of this level of harm, as set out by Mr Justice Jay in Bedford 

Borough Council v SoS for CLG and Nuon UK Ltd. Paragraph 25 clarifies that, with regard to 
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‘substantial harm’: ‘Plainly in the context of physical harm, this would apply in the case of 

demolition or destruction, being a case of total loss. It would also apply to a case of serious 

damage to the structure of the building. In the context of non-physical or indirect harm, the 

yardstick was effectively the same. One was looking for an impact which would have such a 

serious impact on the significance of the asset that its significance was either vitiated 

altogether or very much reduced’.  

Effects upon non-designated heritage assets 

The NPPF (2021) paragraph 203 guides that ‘The effect of an application on the significance 

of a non-designated heritage asset should be taken into account in determining the 

application. In weighing applications that affect directly or indirectly non-designated heritage 

assets, a balanced judgment will be required having regard to the scale of any harm or loss 

and the significance of the heritage asset’. 
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