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Introduction:  

This short assessment of the potential heritage impacts arising from the develop-

ment of 12 possible housing sites being considered during the preparation of the 

Tarrington Neighbourhood Plan, has been commissioned from JME Conservation 

Limited by the owners of Brook House Tarrington.  

 

JME Conservation Limited was established in 2010 by Judy Enticknap and David 

Haigh both of whom are experienced former local authority Conservation Officers 

with detailed knowledge of the planning process and assessment of impacts of de-

velopment on the built heritage of Great Britain.  

 

This assessment sets out the legislative framework which underpins the decision 

making process before considering the potential impacts of development on the 11 

identified sites upon the heritage of Tarrington.   It follows guidance issued by His-

toric England for the assessment of impacts of development upon heritage assets 

and their settings and is designed to be read in conjunction with other reports on 

landscape, archaeology and social and economic issues that should inform the se-

lection process for the identification and development of the chosen site(s). It does 

not provide a detailed historical appraisal of the village, nor does it cover all the 

planning issues for each site.  It provides solely a proportionate assessment of sig-

nificance of each of the sites for the purposes of understanding the significance of 

any affected heritage assets, and their settings.   A full examination of documen-

tary and other sources has not been undertaken  

 

© The illustrations and information contained within this report remain the copyright of JME 
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Assessment of the Heritage Implications of the Draft Tarrington 

Neighbourhood Plan.  

 

JME Conservation Ltd. has been commissioned to consider the implications of the 

various development options which have been identified during preparation of the 

draft Tarrington Neighbourhood plan for the affected designated and non-

designated heritage assets and their settings.  This is in order to ensure that the 

plan will satisfy the requirements set out in Section 12 of the NPPF and Section 66

(1) of the 1990 Planning, (Listed Buildings and Conservation Areas) Act that 

development respects the settings of the numerous listed buildings and other non-

designated heritage assets within the village.   

 

The primary purpose of this assessment was to consider the three potential 

development sites which have been the subject of a more detailed landscape 

appraisal.  However the assessment has also considered potential heritage impacts 

arising from all the other sites that have been considered as part of the 

neighbourhood plan process.  

 

Detailed guidance on the assessment of impacts of development on Heritage 

Assets has been provided by Historic England in three guidance notes published in 

March 2015 entitled Historic Environment Good Practice Advice in Planning Note 1 

(The Historic Environment in Local Plans), Note 2: Managing significance in 

decision taking and Note 3: The setting of Heritage assets.   This assessment 

broadly follows the Historic England guidance.  

 

Definitions: 

A Heritage Asset is defined within the glossary of the 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. Heritage asset includes designated heritage assets and assets identified by 

the local planning authority (including local listing).”    

 

Designated Heritage assets include Listed Buildings, Conservation Areas, 

Scheduled Monuments, and Registered Parks and Gardens.  With the exception of 

registered parks and gardens these are all statutorily protected and the courts have 

held that the statutory requirement to preserve the special character of listed 

buildings and their settings has to be given great weight.  

 

The definition of heritage assets set out in the NPPF and quoted above also 

includes non-designated heritage assets (assets identified by the local planning 

authority).  Consequently the impact of development on these assets and their 

settings is a material consideration.  Examples of non-designated heritage assets 

include archaeological sites identified on the Council’s Historic Environment Record 

and buildings which have been identified as locally important.  A prime example of 

the latter would be Tarrington Village Hall – a former village school with important 
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local associations.  Other unlisted historic buildings making a significant local 

contribution to the character of the area may also be identified as non-designated 

heritage assets and the value of these buildings to the local community is also a 

material consideration during the planning process and should be considered during 

preparation of this neighbourhood plan.  

 

Also important is the definition of significance set out in the NPPF because it is the 

impact of development upon the significance of a heritage asset that has to be 

considered when considering the effects of development.  

 

“Significance (for heritage policy): 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. Significance derives not only from a heritage asset’s 

physical presence, but also from its setting.” 

 

A. The Planning Context for Neighbourhood plans:  

At national level, the main planning policy context is provided by the National 

Planning Policy Framework (NPPF). The NPPF provides Practice Guidance in 

respect of Neighbourhood Planning, which sets out seven basic conditions which 

must be met by a draft neighbourhood plan before it can proceed to referendum, as 

follows:   

 “ 

a.having regard to national policies and advice contained in guidance issued by the 

Secretary of State it is appropriate to make the order (or neighbourhood plan). 

b.having special regard to the desirability of preserving any listed building or its 

setting or any features of special architectural or historic interest that it possesses, it 

is appropriate to make the order. This applies only to Orders. 

c.having special regard to the desirability of preserving or enhancing the character 

or appearance of any conservation area, it is appropriate to make the order. This 

applies only to Orders. 

d.the making of the order (or neighbourhood plan) contributes to the achievement of 

sustainable development.   

e.the making of the order (or neighbourhood plan) is in general conformity with the 

strategic policies contained in the development plan for the area of the authority (or 

any part of that area). 

f.the making of the order (or neighbourhood plan) does not breach, and is otherwise 

compatible with, EU obligations. 

prescribed conditions are met in relation to the Order (or plan) and prescribed 

matters have been complied with in connection with the proposal for the order (or 

neighbourhood plan).” 

 

Paragraphs 126-141 of the NPPF provide the national policy context which should 

be followed when Heritage Assets are affected by development proposals.    

 

Paragraph 126 of the NPPF states that “Local planning authorities should set out in 

their Local Plan a positive strategy for the conservation and enjoyment of the 
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historic environment…….In doing so, they should recognise that heritage assets are 

an irreplaceable resource and conserve them in a manner appropriate to their 

significance.  In developing this strategy, local planning authorities should take into 

account: 

the desirability of sustaining and enhancing the significance of heritage assets and 

putting them to viable uses consistent with their conservation; 

the wider social, cultural, economic and environmental benefits that conservation of 

the historic environment can bring; 

the desirability of new development making a positive contribution to local 

character and distinctiveness; and 

opportunities to draw on the contribution made by the historic environment to the 

character of a place.” 

 

Paragraph 129 of the NPPF states that “Local planning authorities should identify 

and assess the particular significance of any heritage asset that may be affected by 

a proposal (including by development affecting the setting of a heritage asset) taking 

account of the available evidence and any necessary expertise.  They should take 

this assessment into account when considering the impact of a proposal on a 

heritage asset, to avoid or minimise conflict between the heritage asset’s 

conservation and any aspect of the proposal.” 

 

Paragraph 132 of the NPPF states 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……. Significance can be harmed or lost 

through alteration or destruction of the heritage asset or development within its 

setting.” 

 

Paragraph 134 of the NPPF planning states 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…”  

 

Paragraph 135 of the NPPF 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 affect directly or indirectly 

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.” 

 

Paragraph 139 of the NPPF states that “Non-designated heritage assets of 

archaeological interest that are demonstrably of equivalent significance to 

scheduled monuments, should be considered subject to the policies for designated 

heritage assets.” 

 

At local level, Herefordshire Council’s Core Strategy, which is due for adoption by 

Full Council at its meeting on 16
th
 October 2015, includes policies designed to 

protect the heritage and also to protect the local distinctiveness of settlements.   
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Paragraph 5.3.5 in the document states that “Working with partner organisations, 

Herefordshire Council has identified important assets such as local wildlife sites and 

areas and buildings of local interest which contribute to Herefordshire’s unique 

character.  Non-statutory locally distinctive buildings and green spaces will be 

identified through forthcoming Development Plan Documents or Neighbourhood 

Development Plans.” 

 

Policy LD1 – Landscape and townscape  

“Development proposals should be in accordance with landscape management 

objectives and townscape assessments and achieve all the following objectives:  

demonstrate that character of the landscape and townscape has positively 

influenced the design, scale, nature and site selection, including protection and 

enhancement of the setting of settlements and designated areas;  

conserve and enhance the natural, historic and scenic beauty of important 

landscapes and features, including Areas of Outstanding Natural Beauty, nationally 

and locally designated parks and gardens and conservation areas; through the 

protection of the area’s character and by enabling appropriate uses, design and 

management;  

incorporate new landscape schemes and their management to ensure development 

integrates appropriately into its surroundings; and  

maintain and extend tree cover where important to amenity, through the retention of 

important trees, appropriate replacement of trees lost through development and new 

planting to support green infrastructure. “ 

 

Policy LD4 – Historic environment and heritage assets   

“Development proposals affecting heritage assets and the wider historic 

environment should achieve the following objectives:  

the conservation, and where appropriate enhancement of, heritage assets and their 

settings that positively contribute to the character of a site, townscape and/or wider 

environment, including conservation areas;  

the conservation and enhancement of heritage assets and their settings through 

appropriate management, uses and sympathetic design;  

the retention, repair and sustainable use of heritage assets as a focus for wider 

regeneration schemes; and  

the appropriate recording of heritage assets in mitigation of development impact, in 

cases where agreed loss occurs.  

 

The scope of the works required to protect, conserve and enhance heritage assets 

and their settings should be proportionate to their significance.  Development 

schemes should emphasise the original form and function of any asset and, where 

appropriate, improve the understanding of and public access to them.” 

 

The Council has produced Supplementary Planning Guidance in the form of a series 

of Neighbourhood Planning Guidance Notes to help with the preparation of 

Neighbourhood Development Plans, of which Guidance Notes 23 and 35 are is 

relevant here:    
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Guidance Note 23: Conservation Issues (revised June 2015) explains that when 

identifying sites within a Neighbourhood Development Plan it should to have regard 

to the conservation of both the natural and built environment and identify features 

which are of value to the community, and to include policies to secure their 

protection and enhancement within the plan.  

 

Guidance Note 35 : Basic Conditions 

This refers to the 7 basic conditions from the NPPF which are set out above as 

items a – g, although slightly confusingly it omits the statutory requirement to 

preserve listed buildings and their settings and Conservation Areas described under 

items b and c in this list.  

 

B: Assessment of Impacts of Proposed Development on Heritage Assets. 

 

Identification of Potentially affected Heritage Assets:  

Clearly, as a first step to ensuring the Neighbourhood Plan will be in compliance 

with the underlying planning policies set out above, it is essential to identify the 

Heritage Assets and their settings within the plan area.  This should include as a 

minimum, details and a map showing the locations of all the designated heritage 

assets within the parish.  This information can be found on Historic England’s 

website under ‘The List’.  In addition non-designated heritage assets including 

buildings and archaeological sites will be recorded on the Council’s Historic 

Environment Record and the County Archaeologist will be able to provide details of 

these.  This may also include a list of any locally-important buildings or places which 

have already been identified.   

 

As part of the neighbourhood plan local consultation process other places, sites or 

buildings will be identified that are considered to be important to the local community 

because they contribute to the local distinctiveness of the parish and it would be 

prudent to consider these as non-designated heritage assets.   

 

You are doubtless already be aware of the Royal Commission for Historic 

Monuments in England’s publication (1930) covering this area; and apart from the 

church the entry for Tarrington identifies 37 buildings in the parish as a whole, most 

of which date from the 17
th
 century or earlier.  It also identifies surviving areas of 

strip lynchets in the parish.  These buildings appear to be plotted on the 2
nd

 edition 

O.S Map of c1900.  This map is particularly useful because it shows that the built 

form of the village and its associated open spaces and field boundaries recorded at 

that time, survives with remarkably little change today.  It is also interesting because 

it records the widespread orchards and woodland, the surviving remnants of which 

make a particularly strong contribution to the local distinctiveness of Tarrington.  

 

The village’s landscape setting, and the potential capacity of such landscape types 

to absorb some limited housing development is set out in Carly Tinkler’s short report 

“Landscape Comments on Three Potential Housing Sites” and her assessment 
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is not repeated here, although her report only looks in detail at three of the potential 

development sites which are being considered through the neighbourhood plan 

process.    However, in terms of built form, reference to the O.S map supported by 

visual inspection shows that the dispersed settlement pattern which characterises 

the historic core of the village (particularly in the lanes off the A438) is reinforced by 

the manner in which the historic buildings were traditionally set well back from the 

road frontage, and where buildings are sited along the frontage they are usually 

ancillary/service ranges.  These historic properties were set within large plots, 

enclosed by mature planting, and often separated by small fields or former cider 

orchards.  The production of cider was clearly important to the economic and 

cultural history of the village, and eight of the Grade II non-domestic listed buildings 

in the village are associated with cider-making.  

 

C: Potential Implications for Significance of Heritage Assets:   

 

Sites included in Landscape Report:  

The map provided as part of the neighbourhood plan consultation shows 13 sites 

which have been provisionally identified during the Neighbourhood Plan preparation, 

and three of these (sites 6, 8 and 13) were assessed within in the Landscape 

Report, however this landscape report did not consider the potential effects of 

development on the significance of heritage assets.  This omission is rectified by the 

assessment undertaken below and the conclusions of this report should help the 

selection of potential development sites when used in conjunction with the 

landscape report.   

 

For the purposes of this assessment new dwellings are assumed to be of two 

storeys with attics and being between 9.5 and 10m tall. 

 

Site 6 (described as Plot 7 in the Landscape Report).    

This site has 6 listed and several curtilage listed buildings located to the north, east 

and west of the site and its prominence within the landscape being on the crest of a 

low ridge means that development here will be prominent in distant views to the 

north as well as having more local impacts.  

 

To the west of the site is The Vine which is a prominent unlisted building which is 

however clearly of local significance and which should be considered as a non-

designated heritage asset; within its curtilage are three listed buildings: The 

entrance gate, the cider house and the stables.    

 

To the north lies the unlisted Brook House (again locally-significant and likely to be 

recognised as a non-designated heritage asset by the Council); in its curtilage are 

three individually listed buildings -  the barn, the cart shed and the stables, one of 

which contains its cider press.   

 

To the east lies a listed barn and cider house.  There are also views eastwards from 

the public footpath across the site to the Grade II* listed church.   
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Whilst there has been modern development in the form of a small row of detached 

dwellings lining a cul-de-sac (Church View) on the east of the site, these modern 

houses are screened by mature trees from this proposed development site and 

views into the site from the adjacent street are softened by mature trees.  

 

The site is a prominent one on the crest of a ridge aligned approximately east-west 

and as a consequence development on this ridge will be particularly prominent 

within views from the north and south.  It is crossed by a public footpath from which 

there are changing largely glimpsed views of the adjacent listed buildings mentioned 

above, with the exception of the entrance gate to Vine House which is only seen in 

the context of the proposed site entrance.  Of the views from the public footpath, 

those of the Grade II* church and of the clear views of the listed outbuildings at 

Brook House are particularly important.  

 

Development that impacts on these views of the adjacent listed buildings has the 

potential to harm the settings and significance of these properties, particularly where 

it is on higher ground and is likely to be prominent in the landscape.  In these 

instances, and the relationship to the Brook House properties is a case in point, the 

new development closest to the boundary may dominate the settings of adjacent 

listed buildings.  Furthermore the Historic England guidance makes it clear that 

impacts may include not just visual impacts but other impacts such as light pollution, 

or noise. 

 

Views both to and from historic buildings over their historic landscape settings that 

become obscured by development will make it more difficult to appreciate these 

buildings as rural farm buildings and as a consequence of the development their 

significance within the landscape will be diminished and their significance as listed 

buildings will be harmed.    

 

Proposed form of development: 

The current pattern of development within this part of the village is of dispersed 

detached dwellings set within spacious grounds lining, but slightly behind, the road 

frontages.  The suggested layout for the proposed development is for a rectangular 

pattern of development of some 25 dwellings laid out around a central green.   

Unfortunately much of the northern part of this development would be particularly 

prominent in views from the north because of its position on a crest of the ridge of 

higher ground.   

 

Seen from the north, the new housing would appear on the skyline both when 

viewed from the main road as you approach or leave the village but also in more 

distant views from the north.  It would also obscure views from the public footpath 

across to the surrounding listed and curtilage listed buildings diminishing their 

significance within the landscape.  

 

It is concluded that development of the form shown is likely to result in harm to the 

settings of the adjacent listed buildings, which is likely to be particularly great where 
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it impacts on the listed outbuildings at Brook House.   

 

Possible solution: 

It is suggested that this harm could be substantially reduced by pulling development 

back from the crest of the ridge and concentrating on a smaller area of development 

along, but set back from the School Lane frontage preserving the hedge line and the 

enclosed feel that it gives to School Lane.   This would also have the advantage of 

lessening impacts on Vine House and its adjacent listed buildings and retain views 

of the church.  Whilst it would still affect the settings of the barn and cider house to 

the south east of the site, mature trees provide screening that would appear to 

lessen these impacts.    

 

Summary: 

It is hard to see how development of the scale and form proposed within this field 

could be achieved without causing considerable harm to the settings and 

significance of the adjacent designated and non-designated heritage assets.  

 

The archaeological potential of the field should also be assessed before any 

decision is taken as to the suitability of this site for development.  

 

Site 8 (described as site 9 in the Landscape Report): 

This site has no obvious heritage constraints 

 

Site 13 (described as site 14 in the Landscape Report): 

There are four Grade II listed buildings in the immediate vicinity of this site, and their 

Site 6 Showing the suggested extent of development  - tucked behind the adjacent historic 

buildings and set down behind the higher ground further north.    
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settings would be affected by development proposals.  The site is enclosed by the 

railway line to the south and two lanes running along its west and north sides, 

although the north west corner is omitted from the site.  This NW corner contains a 

small field and the curtilage to the Grade II listed dwelling known as The Steppes, 

although the site is immediately adjacent to the garden of the listed building.   There 

are two attached listed buildings immediately opposite the field, which would be 

visible in views towards the south west part of the site; and the listed Waggoners 

Cottage which dates from late 17
th
 century, is opposite the southwest side of the 

site.  

 

The site is enclosed by mature planting and it lies on relatively level ground, 

although it is slightly higher than the land to the west side of the lane.  This means 

that any proposed development has the potential to cause harm to the setting of all 

the listed buildings unless it is carefully designed, with particular care taken to take 

account of the scale and proportions (particularly in relation to the relative ridge and 

eave heights) of the listed buildings. 

 

D: A brief summary of the potential heritage impacts resulting from the 

development of the other potential sites: 

 

Site  1:   

Whilst this site has no obvious heritage constraints, its location at the heart of the 

village suggests that it could contain archaeological remains; and its development 

could cause harm to the predominantly wooded setting of the church.  At best the 

site could only provide very limited opportunities for development (perhaps a single 

dwelling limited in scale to that of the adjacent listed cottage)  

 

Site 2:  

This site is immediately adjacent to, and wraps around, a Grade II listed building 

and any development could compromise its setting.  As with Site 1, there may also 

be archaeological constraints here.  

 

Site 3: 

This site has no obvious heritage constraints  

 

Site 4:  

This site has no obvious heritage constraints 

 

Site 5:  

This site is on rising ground, and forms part of the historic curtilage to the Grade II 

listed Tarrington Court set within its historically important parkland, and its 

associated curtilage listed structures include the gate piers leading into the site.  

Additionally it lies opposite two further Grade II listed buildings.  Development on 

this site is likely to be considered to cause substantial harm to the setting of 

Tarrington Court, and could also cause harm to the settings of the other listed 

dwellings.  



12 

Site 7: 

This site lies opposite The Lays Farm, which has 6 separately listed buildings 

including the farm buildings and boundary wall.  The other farm buildings on the site 

would be considered to be curtilage listed and as such would also need to be 

considered.  The site also lies adjacent to the south east corner of the Grade II listed 

historic park and garden associated with Stoke Edith House, although this is 

obscured from view by mature planting.   

 

Interestingly, however, the farmhouse and its associated buildings are largely 

concealed from public view behind the listed wall, giving the site a very private, 

almost introspective feel.  The site is on lower ground, and is also just along the lane 

from Tarrington Village Hall.  It is felt that the introduction of a small, carefully-

designed development with associated landscaping could be acceptable here 

without compromising the setting of the listed buildings or park.  The scale of 

buildings in this part of the village is generally larger, and a small terrace of cottages 

might be an appropriate form of development in this location.  

 

Site 8: 

This site has no obvious heritage constraints 

 

Site 9: 

The west boundary of this site abuts the Grade II listed historic park and garden 

associated with Stoke Edith House, although this is very much on the periphery of 

the designated heritage asset, and this part of the park appears to be used as 

farmland.  There are clear views towards the village, (including the green edge 

provided by the listed park), from the A438, with longer views southwards from the 

lane leading towards the level crossing which would be lost if the site were to be 

developed.   

 

In particular, development of the east side of the site will affect the  wooded settings 

of several listed buildings including the Tarrington Arms and its associated curtilage-

listed outbuildings, Foley Cottage, The Forge, and the listed outbuildings to the rear 

of Brook House, and the more distant views towards the church.  These views are 

particularly prominent from the public footpath which runs to the rear of these 

buildings across site 6 to School Lane.   

 

Site 10:   

This site lies to the north of the A438, and although it is largely separated from the 

development along the road by some backland development, part of the site lies 

immediately to the rear of the Grade II listed Drury Cottages and Ivy Cottage, 

(dating from 16
th
 and 17

th
 centuries respectively) and could impact on their setting.  

 

Site 11:   

This site has no obvious heritage constraints 
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Site 12: 

This site lies to the rear of the Grade II listed Foley Cottage and Tarrington Arms, 

and its development has the potential to cause harm to the significance of their 

settings.  

 

Conclusion: 

Many of the potential locations of development sites would be unsuitable for 

development of 25 houses because of the potential heritage impacts, however 

smaller scale development on a number of sites would appear to provide a viable 

alternative which may also be more acceptable in landscape terms.   

 

JME Conservation Ltd.  

 

October 2015  

 

 

 

 


