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1 INTRODUCTION 

1.1 This report has been prepared in respect to proposed site allocations of Site 4 

(Wasperton) and Site 5 (Glebe Farm, Wasperton) for sand and gravel extraction within 

the Draft Warwickshire Minerals Plan. Both sites are located to the south of Barford, 

Warwickshire; Site 4 NGR SP 27531 59636 and Site 5 NGR SP 27484 58809.  

1.2 Sand and gravel extraction would have the potential to impact upon the setting of 

designated heritage assets within the vicinity of the sites. These comprise: 

• Scheduled Monument Thelsford Priory (1013162); 

• Grade II Listed Seven Elms (1035125); 

• Grade II Listed Wasperton Farmhouse (1035123);  

• Grade II Listed Wasperton Hill House (1364963); 

• Grade II Forge Cottage (1035124); and  

• Grade II Wasperton House (1035127). 

1.3 This report provides a detailed assessment of the significance and setting of the 

designated assets in order to determine the level of harm to the significance, if any, 

which may be experienced, as a consequence of sand and gravel extraction. 

1.4 The assessment was undertaken following the Standards and Guidance of the 

Chartered Institute for Archaeologists (CIfA 2014) and in accordance with terminology 

expressed within the National Planning Policy Framework. Historic England guidance 

on the setting of heritage assets has also been considered (Historic England 2015). At 

discretion terminology used in Historic England’s Conservation Principles, Policies and 

Guidance (2008) will be quoted. 
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2 DEFINITIONS OF TERMS AND HERITAGE PLANNING POLICY CONTEXT 

2.1 A heritage asset is defined in the National Planning Policy Framework (NPPF) as ‘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’ (NPPF page:52).   

2.2 The significance of a heritage asset is defined within the NPPF as ‘the value of a 

heritage asset to this and future generations because of its heritage interest.  This 

interest may be archaeological, architectural, artistic or historic.  Significance derives 

not only from the physical fabric of a heritage asset but also from its setting’ (NPPF 

page:56). 

2.3 The setting of a heritage asset is defined as ‘the surroundings within which it is 

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

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

significance of a heritage asset, may affect the ability to appreciate that significance 

or may be neutral’ (NPPF page:56). 

2.4 Where heritage assets are to be affected by development, ‘local authorities should 

require the applicant to describe the significance of the assets affected, including the 

contribution made to the significance of the asset by its 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’ (NPPF para: 

128).  

National Heritage Legislation 

2.5 Designated heritage assets protected by statutory legislation comprise Scheduled 

Monuments, Protected Wrecks, Listed Buildings and Conservation Areas; nationally 

significant archaeological sites, monuments and structures are protected under the 

Ancient Monuments and Archaeological Areas Act (1979). 

2.6 Listed Buildings and Conservation Areas are protected under the Planning (Listed 

Building and Conservation Areas) Act (1990). In relation to development proposals, 

the act states that ‘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 
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desirability of preserving the building or its setting or any features of special 

architectural or historic interest which it possesses’ (section 66). 

2.7 Non-statutory designated heritage assets, comprising Registered Parks and Gardens 

and Registered Battlefields, are protected under national and local planning policy 

only. This is also the case for the remainder of the archaeological resource; entries 

onto a historic environment record or sites and monument record as well as previously 

unknown features which may be recorded during the course of data collection in 

respect to a given development proposal. 

2.8 In determining applications, NPPF stipulates that ‘great weight’ should be given to the 

assets conservation and that ‘substantial harm to or loss of a grade II Listed Building, 

Park or Garden should be exceptional’ whilst ‘substantial harm to or loss of assets of 

highest significance, notably Scheduled Monuments, protected wreck sites, 

battlefields, Grade I and II* listed Buildings and Grade I and II* Parks and Gardens, and 

World Heritage Sites, should be wholly exceptional’ (NPPF para:132). 

2.9 Developments where substantial harm to or total loss of significance of a heritage 

asset should be assessed against specific tests and should deliver substantial public 

benefits which outweigh any loss or harm (NPPF para:133). Less than substantial harm 

to a designated asset would require public benefits including the securement of an 

optimum viable use (NPPF para:134). Impacts to the significance of non-designated 

assets will require a balanced judgement based on the level of significance and the 

scale of harm (NPPF para:135), although non-designated assets which are of 

equivalent significance to designated assets will be considered as such (NPPF 

para:139).  
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3 METHODOLOGY 

3.1 The term ‘sites’ is used to refer to Site 4 and Site 5. The term ‘search area’ relates to 

the wider area defined for the purposes of baseline information collection. 

3.2 The NPPF states that a description of the significance of each asset potentially affected 

by the proposed development should be provided in order to satisfy the requirements 

of the NPPF. This should include an assessment of the contribution made to the 

significance of the asset by its setting.  

3.3 Under the values presented within the NPPF this significance can be archaeological, 

architectural, artistic or historic.  

3.4 In respect of identifying the importance of setting to the identified significance of a 

heritage asset, Historic England’s guidance presented in the Setting of Heritage Assets 

Historic Environment Good Practice Advice (2015) will be utilised; specifically ‘what 

matters and why’ (2015:7). A non-exhaustive list provided within the document 

(2015:9) identifies themes such as: 

• physical surrounding such as topography, the grain of surrounding 

streetscapes and formal design; 

• land use; 

• history and degree of change over time; 

• sense of enclosure, seclusion, intimacy or privacy; and 

• views from, towards, through, across and including the asset. 

3.5 The guidance the Historic England publication will be used alongside the DMRB 

methodology for assessing the significance of impacts, see Appendix 1. Whilst 

developed in relation to roads and bridges, the DMRB matrix is the standard matrix 

used in determining the significance of impacts, cross referencing the importance of 

an asset with the magnitude of impact.  

3.6 With respect to Historic England’s 2015 publication, ‘The Setting of Heritage Assets’, 

and the stepped process it describes, whilst not explicitly expressed, this has been 

applied: Step 1 being the identification of the assets potentially affected and Steps 2, 

3 and 4 being applied within sections 4 and 5 of this report.  
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Limitations  

3.7 At the time of the survey (June 2017) there was no access to a number of fields within 

the boundaries of Site 4 and Site 5. 

3.8 Access to privately owned land outside of the control of the client was not possible.  

3.9 As such, assumptions relating to the inter-visibility with heritage assets have been 

determined by on-site observations and public accessible land.    
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4 BASELINE DATA 

Designated Heritage Assets 

4.1 Potential sand and gravel extraction is considered to have the potential to cause 

change within the setting of the following heritage designations during operations: 

• Scheduled Monument Thelsford Priory (1013162); 

• Grade II Listed Seven Elms (1035125); 

• Grade II Listed Wasperton Farmhouse (1035123);  

• Grade II Listed Wasperton Hill House (1364963); 

• Grade II Forge Cottage (1035124); and  

• Grade II Wasperton House (1035127). 

4.2 The location of these assets is shown on Drawing 1. 

4.3 This satisfies Step 1 of Historic England’s ‘The Setting of Heritage Assets’ (2015). 

Brief Historic Context 

4.4 By the 11th century, a number of the small settlements within the vicinity of Site 4 and 

Site 5 had been established, verified by their inclusion in the Domesday survey of 

1086. This included Barford to the north of the sites, recorded under two Lords, Hugh 

and Saewolf; Wasperton to the west of the sites, recorded under the Abbey of 

Coventry; and Charlecote, to the south of the sites, recorded under the Count of 

Meulan. 

4.5 Prior to 1200, the canons of Thelsford, of the Order of the Holy Sepulchre, founded a 

priory, to the south of Barford, near to the River Avon. The Priory was granted the 

church of Barford and certain messuages (land) in the early 13th century, and a 

monastic farm or Grange was located opposite the church to cultivate the surrounding 

land. In 1214, the priory was granted to the Canons of the Trinitarian Order, who also 

received the church of Charlecote and 13 acres of land within Charlecote Parish. They 

built a new church, as well as a hospital for the relief of the poor and the reception of 

pilgrims. The priory was dissolved in 1538, during the Reformation.  

4.6 The earliest cartographic material viewed was the Wasperton Tithe map (1838) which 

showed the five Grade II Listed Buildings in the vicinity of the sites (see Drawing 2). 

Seven Elms and Forge Cottage date to the 17th century and are of timber-framed 
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construction. Wasperton Hill House and Wasperton House date from the late 18th to 

early 19th century. Wasperton Farmhouse is of early 19th century construction.  

4.7 The apportionment recorded that the land within the boundary of Site 4 was 

associated with the following farmsteads/small holdings: 

• Seven Elms; 

• Wasperton Farmhouse; 

• Wasperton Hill House; 

• Vicarage or Glebe Land; and 

• Holloway Farm. 

4.8 The apportionment recorded that the land within the boundary of Site 5 was 

associated with the Vicarage or Glebe Farm.  

4.9 The First Edition Ordnance Survey (OS) map (1887) showed that a number of the plots 

within Site 4 on the Tithe had been amalgamated to make larger fields, reflecting the 

national trend for holdings to become larger. The four fields within Site 5 remained 

the same. 

4.10 There were no changes within the sites shown on the Second and Third OS maps. From 

the 1950s onwards, a number of new dwellings had been constructed in Barford, to 

the north of Site 4. 

Site Visit 

4.11 A Site visit was undertaken in June 2017.  

4.12 The fields within the sites were predominately arable with some pasture. Tree cover 

was sparse and concentrated along the field boundaries of Site 4, and along the 

northern boundary of Site 5. There were isolated mature trees within some of the 

fields. 

 Scheduled Monument Thelsford Priory (1013162) 

4.13 The remains of the priory were located within dense woodland to the south of 

Thelsford Brook, which extended towards the southern boundary of Site 5 (see plate 

1). Views between the asset and Site 5 were largely screened by intervening 

vegetation including hedgerows and single mature trees.  

4.14 There were no clear views of the asset which included the sites.   
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Grade II Listed Seven Elms (1035125)  

4.15 The building was located adjacent to the eastern boundary of Site 5 (see plate 2). The 

boundary between the asset and the site was defined by an open stock netting fence 

fence, which had intermittent small shrubs along it. From the southern part of Site 5, 

clear views were possible of the asset. From the northern part of the Site 5, views 

were possible of part of the asset’s northern and western elevation.  

4.16 From Site 4 to the north of the asset, views were restricted by intervening vegetation 

and buildings, including the barn to the rear of the asset. 

4.17 The clearest view of the asset was from its associated garden to the south of the 

building. Whilst this view did not directly include Site 5, the site was directly adjacent 

to the western gable end of the building and therefore viewed in association with the 

asset. There are also very clear views of the asset from the whole of the south-western 

field of Site 5 (see plate 4), and of the western elevation from the access track (see 

plate 3). 

 

 

Plate 1: View of woodland and Site 5 beyond 

Site 5 
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Plate 2: Site 5 from upper window of Seven Elms 

Site 5 

Plate 3: view of Seven Elms from access track 
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Grade II Listed Wasperton Farmhouse (1035123) 

4.18 The building was located adjacent to the north-western boundary of Site 4. There 

were views of the house from the north-western part of Site 4. From the building, 

there were views across Site 4, interspersed by hedgerow and single mature trees. 

4.19 The principal elevation of the farmhouse faced west-south-west, across land not 

within the boundary of Site 4 (see plate 5). 

 

 

 

 

 

 

 

 

 

Plate 4: view of Seven Elms from south-eastern field of Site 5 
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Grade II Listed Wasperton Hill House (1364963) 

4.20 The building was located to the east of Site 4. Observations were not possible from 

the asset due to restricted access. However, the building was situated in an elevated 

position over the site, and views were possible of its principal elevation, which faced 

south-west (see plate 6). 

 

 

 

 

 

 

 

 

 

Plate 5: Wasperton Farmhouse 
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Grade II Listed Forge Cottage (1035124) 

4.21 The building was located to the west of Site 4, on the other side of the A429, behind a 

wooden gateway. Views were limited by the topography, which meant the A429 was 

higher than the cottage, as well as vegetation along the western boundary of Site 4 

(see plate 7).  

4.22 It was established during the site visit that there would be no change within its setting. 

This is a consequence of the lack of inter-visibility and the lack of association with the 

land within the sites. 

 

 

 

 

 

 

 

 

Plate 6: Wasperton Hill House (zoomed in) 

Wasperton Hill House 
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Grade II Listed Wasperton House (1035127) 

4.23 The building was located to the west of Site 4, in the north of Wasperton village. Due 

to the intervening vegetation at the time of the survey (summer months), as well as 

the presence of two large barns, there was no visibility between the sites and the 

asset.  

4.24 It was established during the site visit that there would be no change within its setting. 

This is a consequence of the lack of inter-visibility and the lack of association with the 

land within the sites. The intervening distance was also a determining factor. 

 

 

 

 

  

Plate 7: View of Site 4 from beyond gate for Forge Cottage 
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5 STATEMENT OF SIGNIFICANCE 

5.1 The site visit confirmed that change may occur within the setting of the following 

designated heritage assets during operations, located within the search area: 

• Scheduled Thelsford Priory (1013162); 

• Grade II Listed Seven Elms (1035125); 

• Grade II Listed Wasperton Farmhouse (1035123); and 

• Grade II Listed Wasperton Hill House (1364963). 

5.2 The significance of a heritage asset is defined within the National Planning Policy 

Framework (NPPF) as ‘the value of a heritage asset to this and future generations 

because of its heritage interest.  This interest may be archaeological, architectural, 

artistic or historic.  Significance derives not only from the physical fabric of a heritage 

asset but also from its setting’ (DCLG 2012:56). At discretion terminology used in 

Historic England’s Conservation Principles, Policies and Guidance (2008) will be 

quoted. 

5.3 The following assessment adheres to guidance published by Historic England (2008) 

‘Conservation Principles’.  

5.4 Historic England (2008) states that: 

• evidential value derives from the potential of a place to yield evidence about 

past human activity; 

• historical value derives from the ways in which past people, events and aspects 

of life can be connected through a place to the present. It tends to be illustrative 

or associative; 

• aesthetic value derives from the ways in which people draw sensory and 

intellectual stimulation from a place; and 

• communal value derives from the meanings of a place for the people who relate 

to it, or for whom it figures in their collective experience or memory. 

5.5 This section satisfies Steps 2 and 3 of Historic England’s ‘The Setting of Heritage Assets’ 

(2015). 
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Thelsford Priory (1013162) 

5.6 The value of the Scheduled Monument is derived from its evidential and historic 

values.  

Evidential   

5.7 The evidential value of the monument is derived from its known buried structural 

remains and deposits including stone packed post holes and foundations. These 

provide evidence for the plan of the conventual buildings, dates of construction and 

occupation and their inter-relationships. The buildings reflect the responsibilities of 

the monks who resided there, for example, to the poor and sick, and to travellers. 

Surviving artefactual evidence would provide information on the conventual economy 

and the environment in which the canons and monks lived. 

5.8 The monument has high evidential value. 

Historic 

5.9 The site of the priory was first founded prior to 1200, by the canons of Thelsford, of 

the Order of the Holy Sepulchre. By 1214, the priory had been granted to the Canons 

of the Trinitarian Order, who built a new church, as well as a hospital, for the relief of 

the poor and reception of pilgrims.  

5.10 During this period, the priory received land from the Lords of the manors, including 

the church of Barford and certain messuages (land). In the early 13th century, land was 

received from Henry and Isobel de Bereford, and the church of Charlecote. Thirteen 

acres of land was granted in 1214, by Sir William de Lucy. They were also granted a 

mill in Barford and fishing rights in the River Avon.  

5.11 The priory was dissolved in 1538 during the Reformation.  

5.12 The history of the priory is well documented, and therefore provides a rare insight into 

the changing fortunes of the different monastic orders, and reveals distinctions 

between the circumstances in which they lived and worked. 

5.13 The monument has high historic value. 

Setting and its contribution to significance  

5.14 The monument, situated in woodland, is protected in two areas, bisected by the A429 

(see plate 1). The earthworks have been levelled, meaning that no features remain 

above ground. The scheduling description states that the conventual precinct 
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originally occupied a roughly rectangular area of approximately 1.6ha. The perimeter 

of the priory was defined by the Thelsford Brook to the north, a linear pond to the 

west, the former course of the Warwick Road to the east, and a ditch to the south.  

5.15 The wider setting of the monument comprises the land beyond its immediate 

perimeter, which would have been under the influence of the priory during the 

medieval period. Today, whilst this landscape has evolved, it retains a rural and 

agricultural character, which for the most part, is likely to reflect the original setting 

of the priory. As such, it is considered to contribute to the understanding and 

interpretation of the monument.  

Impact 

5.16 The monument is located 285m south of Site 5 and 400m south of Site 4. On current 

evidence, sand and gravel extraction would not physically impact upon the Scheduled 

Monument, and its primary evidential and historic values would remain unaltered. 

Whilst a small part of the wider setting of the monument would change from 

agricultural to industrial use during operations, this would not consider to impact 

upon the overall significance of the asset. 

5.17 Therefore, the magnitude of operational impact would be negligible, resulting in a 

significance of impact of slight adverse on the Scheduled Monument. 

5.18 However, in the event of potential changes to the water table, the long-term effect of 

the proposals on the evidential values of the asset would need to be reconsidered. We 

note that Historic England have asked for further assessment, which to our knowledge 

has not yet been done. Therefore, the degree of physical impacts to the Scheduled 

Monument are unknown. This impact may be up to major adverse.  Assessment in 

respect to the current water table and how this affects the Scheduled Monument may 

inform allocation.  

Seven Elms (1035125) 

5.19 The value of the Listed Building is derived from its evidential, historic and aesthetic 

values.  

Evidential   

5.20 The evidential value of the building is derived from its physical fabric and architectural 

detailing. It potentially contains considerable information relating to the architectural 
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and structural development of timber-framed 17th century buildings, particularly 

through their adaption.  

5.21 The building has medium evidential value. 

Historic 

5.22 The building dates to the 17th century and is recorded on the Wasperton Tithe map 

(1838) as an irregular U-shaped farmstead (see Drawing 3).   

5.23 The Tithe apportionment recorded that the farmhouse was owned by Thomas Venner, 

and tenanted by Francis Underwood. The landholding of the farm contained 21 plots 

of land, one of which was within the boundary of Site 4.  

5.24 The farm contributes to the understanding of the historic evolution of the landscape 

and how it has developed from the early post-medieval period onwards.  

5.25 The building has medium historic value. 

Aesthetic 

5.26 The house is an example of early 17th century vernacular architecture often found in 

the West Midlands; namely, of two-storey construction, with the fireplace at the gable 

end, and a brick chimney hood (see plate 8).  

5.27 It is an attractive building with rendered infill panels and rendered end and north 

elevations.  

5.28 The building has medium aesthetic value. 
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Setting and its contribution to significance  

5.29 The house and its associated barn buildings to the north and east are located within a 

flat and open rural landscape (see plates 3, and 9). They are surrounded on all sides 

by agricultural land, of which Sites 4 and 5 form a part. The cartographic material 

showed that this wider area has changed little from the mid-19th century, with the 

majority of residential development contained in Barford to the north, with some in 

Wasperton to the west.  

5.30 This surrounding rural agricultural landscape plays a tangible role in the understanding 

and interpretation of Seven Elms. It contributes to the significance of the farmhouse 

as well as its associated barns, and therefore our appreciation of them. 

5.31 Setting is considered to contribute to the significance of Seven Elms. 

Impact 

5.32 The asset is adjacent to the eastern boundary of Site 5 and located 55m south of Site 

4. Sand and gravel extraction would not physically impact upon the Listed Building, 

and its primary evidential, historic and aesthetic values would remain unaltered.  

5.33 With regards to retaining the setting of the building, the draft plan states that a 100m 

buffer should be employed around the asset, which would fall partially across the 

Plate 8: Seven Elms 
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eastern part of Site 5, and a small part of the south-east corner of Site 4, including the 

part of Site 4 historically linked to the asset.  

5.34 Despite this buffer, it is considered that the proposals, during operations, would alter 

how the asset is experienced. 

5.35 Although the asset is no longer a farmhouse, the potential loss of agricultural land 

which provides a tranquil and peaceful setting, would detract from the significance of 

Seven Elms. 

5.36 Site 5, in particular, would infringe on the access to the asset; potential extraction to 

both sides of the asset’s access would affect the appreciation of a currently rural 

setting and views into Site 5 are also particularly open. 

5.37 Therefore, the magnitude of impact of extraction in Site 5 would be minor to 

moderate, resulting in a significance of impact of up to moderate adverse on the 

Listed Building.  

5.38 In respect of Site 4, the offset from the historically associated land and the screened 

views would result in an operational impact of slight adverse significance.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Plate 9: Site 4 from east of Seven Elms 
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Wasperton Farmhouse (1035123) 

5.39 The value of the Listed Building is derived from its evidential, historic and aesthetic 

values.  

Evidential   

5.40 The evidential value of the building is derived from its physical fabric and architectural 

detailing. It potentially contains considerable information relating to the architectural 

and structural development of post-medieval and early modern buildings, particularly 

through their adaption.  

5.41 The building has medium evidential value. 

Historic 

5.42 The house dates to the early 19th century and is recorded on the Wasperton Tithe map 

(1838) as a U-shaped farmstead named ‘The Farm’ (see Drawing 4).    

5.43 The Tithe apportionment recorded that the farmhouse was owned by the President & 

Scholars of Saint John Baptist College in the University of Oxford, and tenanted by 

William Seeley Oldham. The landholding of the farm contained 25 plots of land, nine 

of which were within the boundary of Site 4.  

5.44 The farm contributes to the understanding of the historic evolution of the landscape 

and how it has developed from the late post-medieval period onwards.  

5.45 The building has medium historic value. 

Aesthetic 

5.46 The two-storey house is in the Georgian style, with a square, symmetrical shape (see 

plate 5). It has sash windows, and the chimneys are on either gable end, reflecting the 

internal symmetrical location of the fireplaces.  

5.47 The building has medium aesthetic value. 

Setting and its contribution to significance  

5.48 The house and its associated barn buildings to the north-east are located within a rural 

landscape. They are surrounded on all sides by agricultural land, of which Site 4 forms 

a part. The cartographic material showed that this wider area has changed little from 

the Tithe map, with the majority of residential development contained in Barford to 

the north.  
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5.49 Therefore, this surrounding rural agricultural landscape plays a tangible role in the 

understanding and interpretation of Wasperton Farmhouse. It contributes to the 

significance of the farmhouse as well as its associated buildings, and therefore our 

appreciation of them. 

5.50 Setting is considered to contribute to its significance. 

Impact 

5.51 The asset is 70m north-west of Site 4 and 1km north of Site 5. Sand and gravel 

extraction would not physically impact upon the Listed Building, and its primary 

evidential, historic and aesthetic values would remain unaltered.  

5.52 The principal setting of the farmhouse, its farmyard, would not be impacted upon by 

the proposals. 

5.53 With regards to retaining the wider setting of the building, the draft plan states that a 

100m buffer should be employed around the asset, which would fall slightly within the 

north-western part of Site 4. 

5.54 Whilst the farmhouse is at a distance from the boundary of Site 4, the wider landscape 

setting in which the asset is experienced, which includes part of its historic 

landholding, would be altered from an agricultural one, during operations (see plate 

10). This potential harm to the setting of Wasperton Farmhouse would detract from 

its significance. 

5.55 The magnitude of impact of extraction in Site 4 would be minor, resulting in a 

significance of operational impact of slight adverse on the Listed Building.  

5.56 Extraction at Site 5 would, as a consequence of intervening distance, lack of views and 

no historic associations, cause no change to the asset. 
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Wasperton Hill House (1364963) 

5.57 The value of the Listed Building is derived from its evidential, historic and aesthetic 

values.  

Evidential   

5.58 The evidential value of the building is derived from its physical fabric and architectural 

detailing. It potentially contains considerable information relating to the architectural 

and structural development of post-medieval buildings, particularly through their 

adaption.  

5.59 The building was built on the site of an earlier house, and there remains a sandstone 

cellar under the north-west corner. Therefore, there may be further below-ground 

remains and archaeological deposits which could contribute to the history and 

development of the farm. 

5.60 The building has medium evidential value. 

  

Plate 10: Site 4 beyond treeline 

Site 4 
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Historic 

5.61 The house dates to the late 18th to early 19th centuries and is recorded on the 

Wasperton Tithe map (1838) as an unenclosed square farmstead (see Drawing 5).    

5.62 The Tithe apportionment recorded that the farmhouse was owned by the President & 

Scholars of Saint John Baptist College in the University of Oxford, and tenanted by 

Thomas Garner. The landholding of the farm contained 31 plots of land, four of which 

were within the boundary of Site 4.  

5.63 The farm contributes to the understanding of the historic evolution of the landscape 

and how it has developed from the late post-medieval period onwards.  

5.64 The building has medium historic value. 

Aesthetic 

5.65 The house has notable aesthetic value as a two-storey, two window range red brick 

building standing in an elevated position over a flat landscape (see plate 6).  

5.66 The building has medium aesthetic value. 

Setting and its contribution to significance  

5.67 The house and its associated barn buildings to the south and east are located within a 

rural landscape. They are surrounded on all sides by agricultural land, of which Area 4 

forms a part. The cartographic material showed that this wider area has changed little 

from the Tithe map, with the majority of residential development contained in Barford 

to the north-west.  

5.68 Therefore, this surrounding rural agricultural landscape plays a tangible role in the 

understanding and interpretation of Wasperton Hill House. It contributes to the 

significance of the farmhouse as well as its associated barns, and therefore our 

appreciation of them. 

5.69 Setting is considered to contribute to its significance. 

Impact 

5.70 The asset is located 650m east of Site 4 and 1km north-east of Site 5. Sand and gravel 

extraction would not physically impact upon the Listed Building, and its primary 

evidential, historic and aesthetic values would remain unaltered.  
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5.71 The principal setting of the farmhouse, its farmyard, would not be impacted upon by 

the proposals. 

5.72 However, the proposals would be visible from the principal elevation of the asset and 

would affect part of the asset’s historic landholding. Taking into account the 

intervening distance and the expanse of intervening land which would be unaffected, 

the significance of operational impact would be slight adverse. 

5.73 Extraction at Site 5 would, as a consequence of intervening distance, lack of views and 

no historic associations, cause no change to the asset. 
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6 MITIGATION 

6.1 Operational impacts to the setting of the designated heritage assets would be reduced 

through the stepping back of the sand and gravel extraction to ensure an adequate 

buffer. The size of the buffer should be assessed and be appropriate to the specified 

designated heritage asset. This buffer should extend further, as a minimum, than the 

100m buffer stated in the draft plan.  

6.2 In addition, plantation screening and bunds along the boundaries would contribute to 

reducing noise and dust from both extraction activities, providing the planting is done 

well in advance of excavation. However, it should be recognised that bunding would 

adversely affect the long-distance views of an open landscape that are currently available 

(see Landscape and Visual Constraints Report). 

6.3 This section satisfies Step 4 of Historic England’s ‘The Setting of Heritage Assets’ 

(2015). 
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7 CONCLUSION 

7.1 This assessment, undertaken with due respect to guidance published by Historic 

England and with the utilisation of terminology in full accordance with the National 

Planning Policy Framework, has assessed the potential operational impact of the 

proposed extraction on the setting of designated heritage assets within the vicinity of 

the site.  

7.2 The assessment concluded that sand and gravel extraction would cause operational 

impacts to elements of the settings of the discussed designated heritage assets.  The 

identified operational impacts comprise: 

• Scheduled Thelsford Priory – slight adverse (Sites 4 and 5); (if changes to the 

water table occurred as a result of the proposals, this would have the potential 

to affect the evidential values of the asset. Historic England have asked for 

further assessment, which to our knowledge has not yet been done, and 

therefore, the degree of physical impacts to the Scheduled Monument are 

unknown. Effects may potentially result in up to major long-term adverse 

impacts. Assessment may inform allocation); 

• Grade II Seven Elms – up to moderate adverse (Site 5) and slight adverse (Site 

4); 

• Grade II Wasperton Farmhouse – slight adverse (Site 4) and no change (Site 5); 

and 

• Grade II Wasperton Hill House –slight adverse (Site 4) and no change (Site 5). 

7.3 The identified operational significance of impacts of slight adverse to moderate 

adverse would result in less than substantial harm to the asset. The finding of less than 

substantial harm does not equate to a less than substantial planning consideration. 

Section 66 of the Planning (Listed Building and Conservation Areas) Act (1990) requires 

the decision maker, when considering applications which affect the significance of a 

Listed Building, to have special regard for the preservation of a Listed Building or its 

setting. This is amplified in the NPPF, where “great weight” is required.  

7.4 The finding of less than substantial harm in the case of the assets assessed in this 

report means that the decision has to be balanced against the public benefits. 

However, following the recent High Court decisions (Barnwell, Forge Field and 
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Mordue), there is a strong presumption against planning permission being granted 

where harm to a Listed Building through impacts to its setting is found.  
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In ascribing levels of importance to heritage assets, the Design Manual for Roads and Bridges, 

Volume II, Section 3, Part 2 (Highways Agency 2007) has been used, see Table 1 below.  

The magnitude of impact is measured from the condition that would prevail in a ‘do nothing’ 

scenario and it is assessed without regard to the importance of the receptor (Highways Agency 

2007).  

Heritage assets are susceptible to numerous forms of development during the construction 

process and as a consequence of the operational life of the proposed development.  These 

can be either direct (physical) impacts or indirect (non-physical) impacts. 

The worst magnitude of impact would be complete physical removal of the heritage asset. In 

some instances it is possible to discuss percentage loss when establishing the magnitude of 

impact. However complex receptors will require a much more sophisticated approach 

(Highways Agency 2007).  

In ascribing the magnitude of impact, guidance presented in the Design Manual for Roads and 

Bridges, Volume II, Section 3, Part 2 (Highways Agency 2007) has been used, see Table 2 

below.  

In respect of setting and assessing how ‘what matters’ may be affected by a proposed 

development Historic England’s Setting of Heritage Assets (2015) includes a checklist for 

consideration (2015:11) which includes: 

• the proximity of the development to an asset; 

• the prominence, dominance or conspicuousness of a development; 

• competition or distraction from the asset; 

• changes to general character of an area and 

• the position of a development in relation to key views 

The significance of an impact is devised by cross referencing the importance of the receptor 

with the magnitude of the impact, see Table 3. The impacts which are in grey are considered 

significant impacts which would constitute substantial harm.  

 

 

 

 

 

 

 

 

  



 

 

Table 1: Establishing the importance of a heritage asset 

Importance 

 

Heritage Asset 

Archaeological Remains  

(Archaeological Interest) 

 

Historic Buildings 

(Architectural/Artistic Interest and/or 

Historic Interest) 

Historic Landscapes 

(Historic Interest) 

Very High 

 

• WHS 

• Other sites of 

acknowledged 

international importance 

• Sites that can contribute 

significantly to 

acknowledged 

international research 

objectives 

• WHS 

• Other buildings of recognized 

international importance 

• WHS 

• Historic landscapes of international value, 

whether designated or not 

• Extremely well preserved historic landscapes with 

exceptional coherence, time depth, or other 

critical factor(s) 

High 

 

• Scheduled Ancient 

Monuments 

• Undesignated sites of 

schedulable quality and 

importance 

• Sites that can contribute 

significantly to 

acknowledged national 

research objectives 

• Scheduled Ancient Monuments with 

standing remains 

• All Grade I and all Grade II* Listed 

Buildings (Scotland Category A) 

• Conservation Areas containing very 

important buildings 

• Undesignated structures of clear 

national importance 

• Other listed buildings that can be 

shown to have exceptional 

qualities in their fabric or historical 

associations not adequately 

reflected in their listing grade 

• Designated historic landscapes of outstanding interest 

• Undesignated landscapes of outstanding interest 

• Undesignated landscapes of high quality and 

importance, and of demonstrable national value 

• Well preserved historic landscapes, exhibiting 

considerable coherence, time depth or other 

critical factor(s) 

Medium 

 

• Undesignated assets that 

contribute to regional 

research objectives 

 

• Grade II Listed Buildings (Scotland 

Category B) 

• Historic (unlisted) buildings that can be 

shown to have exceptional 

qualities in their fabric or historical 

associations 

• Other listed buildings that can be 

shown to have exceptional 

qualities in their fabric or historical 

associations not adequately 

reflected in their listing grade 

• Conservation Areas containing 

buildings that contribute 

significantly to its historic 

character 

• Historic townscape or built up areas 

with important historic integrity in 

their buildings, or built settings 

(e.g. including street furniture and 

other structures) 

•  Designated special historic landscapes 

• Undesignated historic landscapes that would justify 

special historic landscape designation, landscapes 

of regional value 

• Averagely well preserved historic landscapes with 

reasonable coherence, time depth or other critical 

factor(s) 

Low 

 

• undesignated assets of local 

importance 

• Assets compromised by poor 

preservation and/or poor 

survival of contextual 

associations 

• Assets of limited value, but 

with potential to 

contribute to local 

research objectives 

• Locally listed buildings (Scotland 

Category C) 

• Historic (unlisted) buildings of modest 

quality in their fabric or historical 

association  

• Historic townscape or built up areas of 

limited historic integrity in their 

buildings, or built settings (e.g. 

including street furniture and 

other structures) 

• Robust undesignated historic landscapes 

• Historic landscapes with importance to local interest 

groups 

• Historic landscapes whose value is limited by poor 

preservation and/or poor survival of contextual 

associations 

Negligible • Assets with very little or no 

surviving archaeological 

interest 

• Buildings of no architectural or 

historical note 

• Landscapes with little or no significant historic interest 

Design Manual for Roads and Bridges, Volume II, Section 3, Part 2 (Highways Agency 2007)



 

 

 

Table 2: Establishing the magnitude of impact  

Magnitude 

of Impact 

Heritage Asset 

Archaeological Remains  

(Archaeological Interest) 

 

Historic Buildings 

(Architectural/Artistic Interest and/or 

Historic Interest) 

Historic Landscapes 

(Historic Interest) 

Major • Change to most or all key 

archaeological materials, 

such that the resource is 

totally altered 

• Comprehensive changes 

to setting 

 

• Change to key historic building 

elements, such that the resource  

is  totally altered  

• Comprehensive changes to setting 

 

 

Major change to historic landscape character resulting 

from: 

• Changes to most key historic landscape elements, 

parcels or components 

• Extreme visual effects 

• Major change to noise or change to sound quality 

• Major changes to use or access 

OR*  

• Loss of resource and/or quality and integrity of source; severe damage to key characteristics, features or elements (adverse) 

• Large scale of major improvement of resource quality; extensive restoration or enhancement of attribute quality (beneficial) 

Moderate • Changes to many key 

archaeological materials, 

such that the resource is 

clearly modified 

• Considerable changes to 

setting that affect the 

character of the asset 

 

• Changes to many key historic 

building elements, such that the 

resource is significantly modified 

• Changes to setting of an historic 

building such that it is significantly 

modified 

 

Moderate change to historic landscape character 

resulting from: 

• Changes to many key historic landscape elements, 

parcels or components 

• Visual change to many key aspects of the historic 

landscape 

• Noticeable differences in noise or sound quality 

• Considerable changes to use or access 

OR* 

• Loss of resource, but not adversely affecting the integrity; partial loss of/damage to key characteristics, features or elements 

(adverse) 

• Benefit to, or addition of, key characteristics, features or elements; improvement or attribute quality (beneficial) 

Minor 

 

• Changes to key 

archaeological materials, 

such that the asset is 

slightly altered 

• Slight changes to setting 

 

• Change to key historic building 

elements, such that the asset is 

slightly different 

• Changes to setting of an historic 

building such that it is noticeably 

changed 

 

 

Limited change to historic landscape character resulting 

from: 

• Changes to few key historic landscape elements, 

parcels or components 

• Slight visual changes to few key aspects of the 

historic landscape 

• Limited changes to noise levels or sound quality 

• Slight changes to use or access 

OR*  

• Some measurable change in attributes, qualities or vulnerability; minor loss of, or alteration to, one (maybe more) key 

characteristics, features or elements (adverse) 

• Minor benefit to , or addition of, one (maybe more) key characteristics , features or elements; some beneficial impact 

on attribute or a reduced risk of negative impact occurring (beneficial) 

Negligible • Very minor changes to 

archaeological materials 

 

• Slight changes to historic buildings 

elements or setting that hardly 

affect it 

 

Very small change to historic landscape character 

resulting from: 

• Very minor changes to key historic landscape 

elements, parcels or components 

• Virtually unchanged visual effects 

• Very slight changes to noise levels or sound 

quality 

• Very slight changes to use or access 

OR* 

• Very minor loss or detrimental alteration to one or more characteristics, features or elements (adverse) 

• Very minor benefit or positive addition to one or more characteristics, features or elements (beneficial) 

No change No change 

Design Manual for Roads and Bridges, Volume II, Section 3, Part 2 (Highways Agency 2007) and * Volume II, Section 2, Part 5 

(Highways England 2008) 

 

 



 

 

Table 3: Establishing the significance of impact 
IM

P
O

R
T

A
N

C
E

 

Very  

High 

Neutral Slight Moderate/large Large or very large Very large 

High 

 

Neutral Slight Moderate/slight Moderate/large Large/very large 

Medium 

 

Neutral Neutral/slight Slight Moderate Moderate/large 

Low 

 

Neutral Neutral/slight Neutral/slight Slight Slight/moderate 

Negligible Neutral Neutral Neutral/slight Neutral/slight Slight 

 No change Negligible Minor Moderate Major 

MAGNITUDE OF IMPACT 

Design Manual for Roads and Bridges, Volume II, Section 3, Part 2 (Highways Agency 2007) 

 

In some cases the significance of impact is shown as being one of two alternatives. In these cases a single 

description should be decided upon with reasoned judgement for that level of significance chosen.   
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Heritage Assets 



 

 

 

Heritage Assets 

Table 1: Designated Heritage Assets (within vicinity) 

Reference Description Status Distance from Site 4/5 

1013162 Thelsford Priory Scheduled Monument 285m south of Site 5 

1035125 Seven Elms Grade II Listed Building adjacent to Site 5 

1035123 Wasperton Farmhouse Grade II Listed Building 70m north-west of Site 4 

1364963 Wasperton Hill House Grade II Listed Building 650m east of Site 4 

1035124 Forge Cottage Grade II Listed Building 100m west of Site 4 

1035127 Wasperton House Grade II Listed Building  
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