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1. Introduction 

1.1 This Heritage Statement has been prepared by Turley on behalf of Silverley Properties 

Ltd (the ‘applicant’) to provide relevant and proportionate information to accompany an 

outline planning application for the proposed development of 12 dwellings on land 

located in East Harling (the ‘Site’ – see Figure 1.1). 

 

Figure 1.1: Aerial view showing the site approximately outlined red, in context with 

a nearby Grade II listed cottage pair – identified by the (1) marker. 

1.2 This report is prepared to identify and establish the significance of heritage assets with 

the potential to be affected by the proposed development, before providing an 

assessment of the effects of development on their significance (including to any 

contribution made by setting to their significance). For clarity, this Heritage Statement 

focuses on above ground/built heritage assets only and does not consider any 

archaeological interests or potential of the site.  This report should be read in 

conjunction with the supporting Planning Statement, drawings package and other 

reports accompanying the outline planning application submission. 

1.3 The site comprises an undeveloped and flat paddock, with a hedgerow across part of the 

site and concentrated to site boundaries along with trees.  There are no above 

ground/built heritage assets within the site and the site is not located within any adopted 

conservation area.  There are however a number of identified heritage assets within the 

surroundings, which need to be considered in terms of their potential to be affected by 

the proposed development. In particular, to the immediate east of the site, on the 
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opposite side of the B1111/Garboldisham Road is a listed building entry (see Figure 1.1), 

which comprises the Grade II listed ‘Old World Cottage and Attached Cottage to South’.   

1.4 The proposed development has been subject to pre-application discussion with 

Breckland Council in 2023 (under ref. 3PE/2023/0208/PEA).  In built heritage terms, the 

Council’s heritage response agreed with the conclusions from our earlier 2021 ‘Heritage 

Appraisal Note’ which set out possible recommendations to minimise or mitigate the 

limited impact of new development within the setting of nearby listed buildings.  In 

particular, it should be noted that, whilst the Council’s heritage response considered 

harm would likely arise, based on the submitted pre-application scheme, it did not raise 

any in principle concern with developing this site for contextually appropriate 

development.  The proposed development now brought forward is assessed in Section 

5 below.  

Planning Policy Context 

National Planning Policy Framework 

1.5 The National Planning Policy Framework (NPPF) (2024) provides the Government’s 

national planning policy for the conservation of the historic environment. In respect of 

information requirements, it sets out 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.”1   

1.6 Paragraph 208 then sets out that local planning authorities should also identify and 

assess the particular significance of heritage assets that may be affected by proposals. 

They should take this assessment into account when considering the impact of proposals 

in order to avoid or minimise conflict between the heritage asset’s conservation and any 

aspect of the proposal. 

Local Planning Policy  

1.7 The local Development Plan for Breckland Council comprises the 2023 adopted 

Breckland Local Plan.  Policy ENV 07 is of particular relevance, as this relates to 

Designated Heritage Assets.  Policy ENV 08 has also been considered as part of this 

appraisal work, which relates to Non-Designated Heritage Assets.  

1.8 In particular, Policy ENV 07 states that:  

“The significance of designated heritage assets (including their settings), such as 

listed buildings…will be conserved, or wherever possible enhanced. Great weight 

shall be given to their conservation. Proposals that may affect the significance of 

a designated heritage asset will be required to provide proportionate evidence to 

the assets importance, sufficient to identify its significance, including any 

 
1 MHCLG, National Planning Policy Framework (NPPF) (2024) – para. 207 
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contribution that its setting makes to enable any impact to be fully assessed, in 

accordance with national policy. 

Development that will affect any designated heritage asset will be subject to 

comprehensive assessment and should conserve or, wherever possible, enhance 

the architectural and historic character, appearance and setting of the asset…” 

Structure of this Report 

1.9 Section 2 of the report identifies the relevant heritage assets with the potential to be 

affected by the proposed development.  Section 3 summarises the historic development 

of the site and area to inform the assessment of heritage significance. 

1.10 In accordance with the above policy requirements, Section 4 of the report describes the 

significance of heritage assets with the potential to be affected, including any 

contribution made by setting to their significance. 

1.11 Section 5 undertakes an assessment of the proposed development and its impact on the 

significance of identified heritage assets, before Section 6 provides the overall summary 

and conclusions. 
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2. Heritage Assets and Significance 

2.1 The NPPF defines a heritage asset 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. It includes designated heritage assets and assets identified by the local 

planning authority (including local listing).”2 

2.2 The NPPF also identifies that heritage assets include both designated heritage assets and 

assets identified by the local planning authority (including local listing). The latter are 

referred to as “non-designated” heritage assets (in NPPF terms). 

2.3 “Designated” heritage assets are those which possess a level of heritage interest that 

justifies designation and are then subject to particular procedures in planning decisions 

that involve them. Designated heritage assets include (amongst others) conservation 

areas and listed buildings. 

2.4 Conservation areas are designated by virtue of their special architectural or historic 

interest, the character and appearance of which it is desirable to preserve or enhance. 

Guidance has been published in respect of conservation areas by Historic England, and 

this provides a framework for the appraisal and assessment of the special interest and 

significance of a conservation area.3 

2.5 Listed buildings are designated heritage assets that have special architectural or historic 

interest that are, for the time being, included in a list compiled or approved by the 

Secretary of State under Section 1 of the Planning Act 1990, for the purposes of that 

Act.4 The principles of selection for listed buildings are published by the Department for 

Digital, Culture, Media and Sport and supported by Historic England’s Listing Selection 

Guides for each building type. 

2.6 This Heritage Statement is informed by the findings of an earlier desk-based appraisal 

and our in-person site and local context evaluation. This has been undertaken to 

establish the physical components of the site and its surroundings, together with the 

historical development of the area. This included a review of existing published 

information and desktop archival research, including historic map regression, aerial 

images/historic photographs and relevant planning history. Our appraisal identified the 

relevant built (above ground) heritage assets using Historic England’s National Heritage 

List for England; the local Historic Environment Record (HER), and Breckland Council’s 

online resources. 

Identified Heritage Assets 

2.7 Our appraisal work has confirmed that there are a number of designated heritage assets 

within the surroundings of the site, which include: 

 
2 MHCLG, NPPF 2024 - Annex 2: Glossary 
3 Historic England (2019) Good Practice Advice Note 1: Conservation Area Designation, Appraisal and Management 
4 DCMS, Principles of Selection for Listed Buildings, 2018. 
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• Old World Cottage and Attached Cottage to the South (opposite the site on the 

east side of Garboldisham Road) – Grade II listed buildings (single designation); 

• Nos. 1-16 The Crescent (located along Lopham Road) – all Grade II listed buildings 

and designated in semi-detached pairs, and  

• Pear Tree Cottage (located to the north-east along Garboldisham Road) – Grade II 

listed building.  

2.8 As noted, the nearest of these heritage asset designations is the Grade II listed cottage 

pair opposite the site to the east – designated as ‘Old World Cottage and Attached 

Cottage to the South’, but known currently as Reed Cottage and Thatched House 

respectively.   

2.9 As also noted, there are a large number of listed buildings located along Lopham Road, 

further to the east of the site, as well as Pear Tree Cottage to the north-east.   However, 

it is determined that the proposed development would have no material or adverse 

impact on the contribution made by setting to their heritage significance as designated 

heritage assets. This is given the intervening distance, surrounding local context/built 

form (including site boundary planting), and orientation of streets and buildings, 

together with the limited (or lack of) inter-visibility between the application site and 

these heritage assets.  Accordingly, these designated heritage assets are not considered 

further by this Heritage Statement.   

2.10 Breckland Council does not hold a local heritage list, thus there are no formally 

recognised built heritage assets of local interest.  Notwithstanding this, our site visit and 

local context appraisal has not identified any buildings adjacent to or within close 

proximity of the site that should be considered to have any local historic or architectural 

value.  No other historic features have been identified within or in proximity to the site 

through a review of the local HER entries or through our site visit. 

2.11 These conclusions regarding the relevant heritage assets with the potential to be 

affected are supported by both desk-based appraisal and in person site visit.  This is also 

together with the recent pre-application advice, which discussed only the potential 

impact of development on the listed cottage pair opposite and made no reference to 

heritage assets in the wider surroundings of the site.   
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3. Overview of Historic Development 

3.1 The site was historically part of the largely rural area to the south of East Harling, a small 

village in the county of Norfolk. The available 19th century historic mapping (Figure 3.1) 

records that a scattering of houses was located along Garboldisham Road, to the south 

of the more populated Market Street, including a public house and a pair of cottages 

opposite the site. 

 

Figure 3.1: Extract of 1884 OS Map, with Site approximately outlined in red. 

3.2 Long linear fields bordered Garboldisham Road on both sides. The site comprises the 

eastern end of two of these fields. Historic mapping records that the larger western end 

of the fields was combined into one large field in the latter half of the 20th century (Figure 

3.3). The site is now separated from the western field by mature trees and hedgerows. 

3.3 East Harling experienced a high level of growth and suburbanisation during the 20th 

century. This was especially true to the south of the centre when Norfolk County Council 

experimented in economical housing techniques in the 1920s. By the 1950s (Figure 3.2) 

land to the east of Garboldisham Road was developed with residential dwellings and 

development had expanded further to the east by the 1980s. In comparison the land to 

the west of Garboldisham Road remained undeveloped with only a few detached houses 

being inserted amongst those which already existed fronting onto the road. 
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Figure 3.2: Extract of 1949 OS Map, with Site approximately outlined in red. 

 

Figure 3.3: Extract of 1980 OS Map, with Site approximately outlined in red. 
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4. Statement of Significance 

Significance and Special Interest 

4.1 The NPPF defines the significance of a heritage asset as:  

“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.”5 

4.2 The NPPF also defines the setting of a heritage asset as: 

“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.”6 

4.3 Historic England has published general guidance with regard to the preparation of 

statements of heritage significance, and how the proper analysis of the significance of 

heritage assets should be used to inform an assessment of impacts on that significance 

as a result of any proposed change/applications.7 

4.4 Historic England also provides guidance8 in respect of the setting of heritage assets, 

providing detail on understanding setting and views, and the associated assessment of 

the impact of any changes. This presents a series of attributes of a setting which can be 

used to help assess its contribution to the significance of a heritage asset.  These can 

comprise the asset’s physical surroundings; the experience of the asset; and the asset’s 

associative attributes. 

4.5 Historic England has also provided further guidance on its approach to making decisions 

and offering guidance about all aspects of England’s historic environment9. This provides 

advice on how to assess the contribution of elements of a heritage asset, or within its 

setting, to its significance in terms of its “heritage values”. These include: evidential, 

historical, aesthetic and communal. This supplements the definitions of heritage 

significance and special interest set out in founding legislation and more recent national 

planning policy and guidance/advice. 

4.6 The statement of heritage significance set out below is proportionate to the importance 

of the identified heritage assets, and provides a sufficient level of description to 

understand and appreciate their historic and heritage context, and any potential impacts 

of the anticipated future development of the site, within their setting, which is sought 

by the outline planning application.  The description of the particular significance and 

interests of these heritage assets is provided, including the contribution of setting and 

 
5 National Planning Policy Framework (2024), Annex 2: Glossary  
6 National Planning Policy Framework (2024), Annex 2: Glossary  
7 Historic England: Advice Note 12: Statements of Heritage Significance 2019 
8 Historic England, The Setting of Heritage Assets, Historic Environment Good Practice Advice in Planning: 3 (2nd Edition) 2017 
9 English Heritage (now Historic England) Conservation Principles: Policies and Guidance, 2008 
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views to that significance.  This is in accordance with the requirements of paragraph 207 

of the NPPF (as revised, December 2024) and also best practice guidance and advice 

published by the DCMS and Historic England. 

Significance Assessment 

Old World Cottage and Attached Cottage to the South  (Grade II) 

4.7 Old World Cottage and Attached Cottage to the South are both Grade II listed.  The two 

cottages date to c.1600 and are of interest as early 17th century vernacular dwellings. 

They are timber framed with rendered wattle and daub infill under a thatched roof, of 

two storeys on a brick and flint plinth.  The doors to the left and right of the centre both 

date to the 20th century and the casement windows date to the 19th and 20th centuries. 

The gabled roof has a ridge stack to the right of the centre and has drip shelves at the 

eaves line of both gable heads.  Internally, the list description notes that the timber 

framing is complete with a close studded middle rail, bridging beams with tongue stops 

and a similar bressummer to the lounge fireplace.  One pair of tie beams on arched 

braces survives below the roof structure of clasped purlins, collars and arched wind-

bracing. 

4.8 The cottages front onto Garboldisham Road and are located in now clearly defined 

domestic garden curtilages.  Historic mapping records that the cottages were originally 

set within a large plot of land extending south to Lopham Road with a small portion of 

land (presumably domestic gardens) marked out at the front and rear.  Later 20th century 

mapping (see Figures 3.2 and 3.3) records the cottages with their current garden 

boundaries running the length of the original field with the southern portion of their 

former land (at the junction with Lopham Road) now a separate residential plot.  Old 

World Cottage (Reed Cottage) has a smaller plot of land to the rear than the cottage to 

the south (Thatched House).  Both have small picket fences surrounding their front 

gardens and Old World Cottage appears to have modern ancillary structures to the rear 

including a garage and summer house. 

4.9 To the immediate east of the cottages lies a small field and a hedgerow separating it 

from (but not screening) the modern housing development further to the east and The 

Crescent development to the south-east.  An undeveloped plot of land lies to the south 

of Thatched House, between it and the late 20th house on the corner of Lopham Road.  

This is separated from the cottage by timber fence and hedgerow, but appears likely to 

be part of its wider garden land.  To the north of Old World/Reed Cottage is further 

housing to north, comprising a mix of 20th century and also heavily altered 19th century 

dwellings.  

4.10 Opposite the listed cottages to the west lies the application site, which is largely enclosed 

from Garboldisham Road by a hedge/mature shrubs and trees.  Views of the application 

site field can be glimpsed through the boundary vegetation, but this nonetheless forms 

a strong green edge to the road and, combined with the front gardens and set back of 

the listed cottages from the road, forms an enclosed setting to the cottages.  The listed 

cottages are primarily experienced from the narrow pavement in close proximity to the 

buildings – or travelling along the road, albeit in a moving vehicle or bicycle.  
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4.11 The formerly more open rural setting of the cottages has been eroded over the 20th 

century with the construction of residential developments to the east/north-east and 

further dwellings to the north, east and south, introducing an overtly suburban character 

to their setting.  The application site is therefore considered to provide only a marginal 

(or limited) contribution as an element of setting to the listed cottages.  This is limited 

to the fact that it remains undeveloped as paddock land, thus it provides for a very 

limited impression of the historical rural context.   

4.12 However, there is no historic connection between the cottages and the application site 

and the cottages have never been entirely isolated rural dwellings at any point in their 

history, nor were they farmhouses, having always been part of the outer limits of East 

Harling.  The contribution of the site as an appreciable part of their setting is also limited 

by the treed/planted boundary which screens direct views across the paddock.  Any 

glimpsed views between the cottages and to/from the site are largely ‘incidental’ to the 

location of the cottages rather than being part of a planned arrangement or historic 

connection.   

4.13 The cottages were originally constructed in a rural setting primarily because East Harling 

was a sparsely populated village during the 17th and much of the 18th centuries.  The 

setting of the cottages reflects the expansion of East Harling during the 19th and 20th 

centuries and it is within this increasingly suburban context that the cottages were 

designated and within which they are now experienced and appreciated.  Indeed, the 

expansion of East Harling to the south with the construction of later housing now forms 

a prominent element in the setting of these listed buildings and contributes to the now 

suburban character of their setting.  

4.14 Furthermore, and notwithstanding the above, it should be highlighted that the cottages 

are listed primarily for their inherent architectural quality, surviving historic fabric and 

traditional vernacular appearance.  Their significance relies less on the contribution of 

setting, with the key aspect of setting comprising their domestic residential curtilages 

and gardens, that allow for an appreciation of their vernacular appearance in the round.  
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5. Heritage Impact Assessment 

5.1 As there are no physical works proposed to any designated or non-designated heritage 

assets, this assessment will only consider the impact of the proposed development of 

the application site on the setting of Grade II listed ‘Old World Cottage and Attached 

Cottage to the South’, as the only identified heritage assets with the potential to be 

affected.  This assessment is undertaken with reference to Historic England’s ‘The Setting 

of Heritage Assets’ Historic Environment Good Practice Advice in Planning 3 (Second 

Edition, 2017), in particular with regard to ‘Assessment Step 3’. 

Principle of Development (in built heritage terms) 

5.2 It is acknowledged that development of the application site will change its existing 

character from one of undeveloped, rural land to suburban development, but that 

change does not automatically mean that it would be unacceptable or inappropriate to 

develop the application site.  On the contrary, the proposed development has been very 

carefully considered by the applicant, particularly in light of the site specific context.  The 

proposed development of this site would continue the existing linear grain of 

development within this part of East Harling (and within the setting of the adjacent listed 

buildings), particularly with residential development existing to the north of the site and 

further south, on the western side of the B1111/Garboldisham Road.   

5.3 Accordingly, it is considered that the principle of developing the application site, as 

envisaged for typical residential development, is acceptable and should be supported in 

built heritage terms.  The potential heritage impacts arising from the proposed 

development will be subject to consideration of the nature, scale and detailed design of 

the proposed development, alongside mitigation measures, as part of a future reserved 

matters application. 

Impact on Grade II listed cottages 

5.4 The application site has no known associative or functional relationship with the listed 

cottages opposite, beyond forming part of the general rural surroundings and setting to 

their west.  Indeed, the site is of no greater importance or significance as an element of 

setting than the wider rural land beyond the site to the west and further to the north-

west and south-west.  This also includes that land within the more immediate context of 

East Harling which has already been developed with later dwellings and which has not 

undermined the significance or understanding of these vernacular cottages as 

designated heritage assets.  Therefore in this respect, development of this site would 

not cause harm in principle as noted above.  The consideration is instead how 

development effects or changes the way in which their significance is experienced or 

appreciated. 

5.5 Development of the application site will increase the amount of development along this 

western edge of East Harling, along the B1111/Garboldisham Road, introducing a 

quantum of further development within the general surroundings of these heritage 

assets.   However, it has been established that the application site, as a small part of the 

much wider rural context, does not make any important contribution to significance or 
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the reasons for the designation of these cottages as heritage assets.  Indeed, as paddock 

land the site only contributes contextually insofar as providing a verdant outlook and 

green edge to this part of East Harling.  

5.6 Old World Cottage and Attached Cottage to the South are listed primarily for their 

architectural and historic interest, associated with their age and for the quality of 

interest in their fabric, as overtly 17th century structures (with later alterations).  They 

derive little contribution from their setting, beyond their location and context along this 

historic route through East Harling and their group value and relationship with each 

other.   

5.7 The effect of developing the application site, which would to a degree further 

‘suburbanise’ the western context and surroundings of these listed cottages, is not 

therefore considered to impact on their special architectural or historic interest.  The 

open frontage and verdant garden setting to these listed buildings, within their 

respective plots and in the experience from Garboldisham Road, which allows for an 

appreciation of their shared traditional vernacular quality and materials, together with 

their group value in the round, will be unaffected by the proposed development.  

Notwithstanding this, there is already an awareness of later, more modern dwellings, 

which are visible in the same experience towards (and to/from) these heritage assets 

from the main road, and in views from these assets to the north-east and east.  Such 

later development therefore forms an established element of setting.     

5.8 The proposed development, as envisaged on the supporting plan, proposes to retain a 

green buffer between the site and the listed cottages opposite, with the existing bund 

and planting along the eastern boundary of the site to be supplemented by additional 

new planting within the site.  This retained planting, together with the slightly lower 

topography of the site, the anticipated and typical residential scale of development, set 

back of new built forms within the site, and a contextually appropriate materials palette 

(to be agreed by reserved matters), is such that new development on the site will not be 

obtrusive or prominent in the experience from Garboldisham Road.  Thus, the 

experience and appreciation of the significance of these heritage assets from the road, 

will not be diminished or materially different.  Any peripheral or glimpsed awareness of 

development on the site will be similar to the existing awareness of other later dwellings 

within their immediate setting. 

5.9 Development of the site will increase the number of access points into the site, however 

these have been carefully considered and located away from the listed cottages to the 

north and south respectively.  Thus, this will further maintain the existing outlook and 

experience of a planted boundary to the site, in views from these cottage directly west 

towards the site.     

5.10 It is considered that the potential visibility of new residential development on the site 

would be limited, particularly given the anticipated scale and nature of residential 

buildings.  Additionally, as noted, the application site makes no important contribution 

to understanding or appreciating these listed cottages, beyond being part of a general 

rural context to the west.  In that regard, sufficient rural land (and character) would be 

retained beyond the site and to north-west, so as to maintain a connection and 

understanding from these listed buildings of the historically much wider rural landscape 
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context.  Accordingly, the important characteristics which contribute positively to the 

setting of these listed buildings (and thereby significance) will remain largely unaffected 

by the proposed development.    

5.11 The proposals have carefully considered and incorporated the suggested measures from 

our earlier 2021 advice, as well as responded to the pre-application advice from 

Breckland Council.   This helps to ensure that the impact of the proposed development 

would be limited to the change from an undeveloped site within the setting of these 

heritage assets to one that becomes developed with new dwellings – albeit one that is 

envisaged to be contextually appropriate (subject to detailed design/materials choice to 

be agreed at reserved matters stage).  The appreciation of the cottages as rural 

vernacular dwellings within their domestic curtilages would therefore be retained and 

their heritage significance unaffected by the proposed development.   

  



 

14 

6. Summary and Conclusions  

6.1 This Heritage Statement has been prepared by Turley on behalf of Silverley Properties in 

support of an application for outline planning permission.  It provides an appropriate and 

proportionate description of the significance of the relevant identified heritage assets 

with the potential to be affected by the proposed development, including the 

contribution made by setting.  It has been prepared following a study of the application 

site and its context in relation to relevant built (above ground) heritage assets. 

Accordingly, it is through understanding and appreciating this context that an impact 

assessment of the proposed development has been undertaken. This has been 

considered in the context of relevant legislation and national and local planning policies 

and guidance related to designated and non-designated heritage assets. 

Planning (Listed Buildings & Conservation Areas) Act 1990 

6.2 In particular, the relevant statutory duty of the Planning (Listed Buildings & Conservation 

Areas) Act 1990 (section 66(1)), necessitates considerable weight and importance to be 

given to the requirement to pay special regard to the desirability of preserving the 

special interest and setting of any identified listed buildings within the surrounding area 

of the site. This assessment recognises that the indirect impacts of the proposed 

development, resulting in change to a part of the setting of ‘Old World Cottage and 

Attached Cottage to the South’, will not adversely impact and will sustain their heritage 

significance. 

6.3 It has been confirmed that the site is not located within the boundary of a designated 

conservation area. Accordingly, section 72(1) of the 1990 Act would not apply in 

determining this application. 

National Planning Policy Framework (as revised, December 2024) 

6.4 In accordance with paragraph 207 of the NPPF, the significance (and setting) of the 

Grade II listed ‘Old World Cottage and Attached Cottage to the South’ have been properly 

and proportionately described in Sections 2-4 of this report. This has also given 

consideration to any contribution of the application site as an element within their 

setting.  This understanding provides an appropriate and proportionate baseline for the 

assessment of the likely heritage impacts of the proposed development on site. 

6.5 The proposed development has taken account of the key principles set out in paragraph 

210 of the NPPF, which encourages development proposals to consider the desirability 

of sustaining and also enhancing the significance of heritage assets and putting them to 

viable uses consistent with their conservation; supporting the positive contribution that 

the conservation of heritage assets can make to sustainable communities, including their 

economic vitality; and, also the desirability of new development making its own positive 

contribution to local character and distinctiveness. 

6.6 Paragraph 212 of the NPPF sets out that great weight should be given to the conservation 

of designated heritage assets. As part of our assessment, we have identified that the 

significance (and setting) of these Grade II listed cottages will be sustained or otherwise 
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materially unaffected by change within part of their setting brought about by the 

proposed development.  This would accord with paragraph 212 of the NPPF. 

6.7 The NPPF also then sets out at paragraph 213 that any identified harm to, or loss, of the 

significance of such heritage assets requires clear and convincing justification.  It is our 

assessment that the proposed development of the site, whilst it would result in visual 

change to a part of their setting, it would not result in harm to their significance as Grade 

II listed cottages.  In this way, paragraphs 213-215 of the NPPF in relation to potential 

heritage harm do not apply. Additionally, it is also considered that the proposed 

development accords with the relevant part of paragraph 219, which establishes that 

proposals that preserve those elements of the setting that make a positive contribution 

to an asset (or which better reveal its significance) should be treated favourably. 

6.8 It is considered that the application site is capable, in principle, of accommodating the 

nature and scale of residential development envisaged, without causing any material or 

unacceptable harm to the significance of the Grade II listed ‘Old World Cottage and 

Attached Cottage to the South’. The principle of development should therefore be 

acceptable, subject to consideration of the specific details and any heritage impacts of 

the proposed development, as part of a future reserved matters application. 

6.9 Notwithstanding the above, should harm be considered to arise from the development 

of this paddock land within their immediate setting, then such harm would be less than 

substantial in NPPF terms and at the very low end of the scale.  Any such limited ‘harm’ 

would fall to be weighed as part of the overall planning balance, considering the public 

benefits associated with new development and the provision of new residential 

dwellings for the local community.  

Local Planning Policy 

6.10 Local Planning Policy is, in particular, set out in the Breckland Local Plan (adopted 2023).  

Policy ENV 07 is of particular relevance to this Heritage Statement, as this relates to 

Designated Heritage Assets.  Policy ENV 08 has also been considered as part of this 

appraisal work, which relates to Non-Designated Heritage Assets.  

6.11 Policy ENV 07 (Designated Heritage Assets) states that the significance of designated 

heritage assets (including their settings) will be conserved, or wherever possible 

enhanced.  It requires great weight to be given to their conservation, with proposals 

affecting significance of designated heritage assets required to provide proportionate 

evidence of their importance (significance).  This policy is in accordance with national 

policy. 

6.12 This report identifies the Grade II listed ‘Old World Cottage and Attached Cottage to the 

South’ as the only designated heritage assets with the potential to be affected by the 

proposed development and proportionately describes their significance, including any 

contribution made by ‘setting’ to significance.  This report also describes how an 

understanding and appreciation of this significance and setting / historic context has 

informed the proposed development.  Accordingly, this report demonstrates a clear 

understanding of the significance of this pair of listed cottages, with the emerging 

proposals ensuring that new development could be successfully integrated into the local 
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context, without causing harm to these heritage asset. This is in accordance with the 

aims and emphasis of Policy ENV 07 of the Breckland Local Plan.  

Conclusion 

6.13 This outline planning application and the emerging proposals for the application site, 

have been informed by a detailed understanding of the site constraints and local context, 

including the particular heritage significance of built heritage assets in the surrounding 

area with the potential to be affected.  This has allowed us to scope out wider heritage 

assets and focus on the Grade II listed ‘Old World Cottage and Attached Cottage to the 

South’, as the only built (above ground) heritage assets with the potential to be affected. 

6.14 As concluded within this report, it is considered that the proposed development will 

preserve the significance of these Grade II listed cottages, specifically in relation to the 

contribution made by setting to their significance.  In reaching this conclusion, it must 

be reminded, as directed by Historic England’s guidance, that ‘setting’ is not itself a 

heritage asset or heritage designation. The importance of setting lies in what it 

contributes to the significance of a heritage asset or the ability to appreciate that 

significance. With regard to the proposed development, it will not adversely impact or 

materially change any contribution made by setting to the ability to appreciate the 

significance of these listed cottages. Indeed, the designed set backs of new built forms 

within the site, together with the retained boundary planting, will minimise the 

perception of new development in the experience of the listed buildings from the 

B1111/Garboldisham Road. 

6.15 The proposed development therefore adheres to the requirements of the Planning 

(Listed Buildings and Conservation Areas) Act 1990, the NPPF (as revised, December 

2024). It is also consistent with the aim and objectives of relevant policies within the 

Breckland Local Plan (2023), specifically Policy ENV 07 relating to designated heritage 

assets. For these reasons, the proposal for outline planning permission should be 

supported in built heritage terms. 

 

 



 

17 

Appendix 1: Heritage Legislation, Planning Policy and 
Guidance 

Planning (Listed Buildings and Conservation Areas) Act 1990 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a general 

duty as respects listed buildings in the exercise of planning functions. Subsection (1) provides 

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 desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses.” 

Recent case law11 has confirmed that Parliament’s intention in enacting Section 66(1) was that 

decision-makers should give “considerable importance and weight” to the desirability of 

preserving the setting of listed buildings, where “preserve” means to “to do no harm” This duty 

must be borne in mind when considering any harm that may accrue and the balancing of such 

harm against public benefits as required by national planning policy. Generally a decision maker 

who works through paragraphs 205 to 208 in the NPPF (December 2023) will have complied with 

the Section 66(1) duty.12 

It is statutory duty for the decision maker when determining applications for planning 

permission within conservation areas that (Section 72(1)): 

“In the exercise, with respect to any buildings or other land in a conservation area, of any 

powers under any of the provisions mentioned in subsection (2), special attention shall 

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

area.” 

It has been confirmed that Parliament’s intention in enacting section 72(1) was that decision- 

makers should give “considerable importance and weight” to the statutory duty in respect of 

conservation areas also13. This duty, and the appropriate weight to be afforded to it, must be at 

the forefront of the decision makers mind when considering any harm that may accrue and the 

balancing of such harm against public benefits as required by national planning policy. It has 

 

 

 

 

11 Barnwell Manor Wind Energy Limited and (1) East Northamptonshire District Council (2) English Heritage (3) National Trust (4) 

The Secretary of State for Communities and Local Governments, Case No: C1/2013/0843, 18 February 2014 

12 Jones v Mordue [2015] EWCA Civ 1243 at paragraph 28, and City and Country Bramshill v. Secretary of State [2021] EWCA Civ 320 

at paragraph 72 

13 The Forge Field Society v Sevenoaks District Council [2014] EWHC 1895 (Admin); North Norfolk District Council v Secretary of State 

for Communities and Local Government [2014] EWHC 279 (Admin) 
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been confirmed14 that ‘considerable importance and weight’ is not synonymous with ‘overriding 

importance and weight’. 

For conservation areas, character not only relates to physical characteristics but also to more 

general qualities such as uses or activity within an area. Appearance relates to the visible physical 

qualities of the area. The setting of a conservation area is not enshrined in legislation and does 

not, therefore, attract the weight of statutory protection and should be assessed in respect of 

relevant national and local planning policies. 

National Planning Policy Framework (NPPF. As revised December 2024) 

The revised NPPF was published by the Ministry for Housing, Communities and Local 

Government in December 2024, as the full statement of Government planning policies covering 

all aspects of the planning process. Chapter 16 outlines the Government’s guidance regarding 

conserving and enhancing the historic environment. 

Paragraph 207 outlines the information required to support planning applications affecting 

heritage assets. It states that applicants should provide a description of the significance of any 

heritage assets affected, including any contribution made by their setting. The level of detail 

should be proportionate to the asset’s importance and no more than is sufficient to understand 

the potential impact of the proposal on their significance. 

Paragraph 208 sets out those local planning authorities should also identify and assess the 

particular significance of heritage assets that may be affected by proposed development. They 

should take this assessment into account when considering the impact of proposed 

development in order to avoid or minimise conflict between the heritage asset’s conservation 

and any aspect of the proposal. 

Paragraph 210 provides a positive emphasis with regard to determining such planning 

applications, stating that local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets, and putting them into viable uses 

consistent with their conservation, as well as the desirability of new development making a 

positive contribution to local character and distinctiveness. 

Annex 2: Glossary defines conservation (for heritage policy): 

“The process of maintaining and managing change to a heritage asset in a way that sustains 

and, where appropriate, enhances its significance.” 

Paragraph 212 requires that, when considering the impact of a proposed development on the 

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

conservation and the more important the asset, the greater that weight should be. It clarifies 

that significance can be harmed or lost through alteration or destruction of the heritage asset, 

or development within its setting. As heritage assets are irreplaceable, any harm or loss requires 

clear and convincing justification. 

 

 

14 Land at Razor’s Farm, Chineham, Basingstoke RG24 8LS. Appeal Reference: APP/H1705/A/13/2205929, Secretary of State for 

Communities and Local Government letter 22nd September 2014, paragraph 21 
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Paragraph 213 specifies that any harm to, or loss of, significance of a designated heritage asset 

should require clear and convincing justification. Paragraph 214 then outlines that local planning 

authorities should refuse consent where a proposal will lead to “substantial” harm or total loss 

of significance, unless it can be demonstrated that this is necessary to deliver substantial public 

benefits that outweigh such harm or loss, or a number of other tests can be satisfied. Noting 

that substantial harm is a high test and as advised by NPPG would not occur in many cases where 

development is proposed. 

Paragraph 215 concerns proposals which will lead to “less than substantial” harm to the 

significance of a designated heritage asset. Here harm should be weighed against the public 

benefits, including securing the optimum viable use where appropriate. 

Paragraph 216 requires that the impact of proposals on a non-designated heritage asset should 

be taken into account when determining an application, stating that a balanced judgement is 

needed with regard to the scale of harm or loss and the significance of the heritage asset. 

Paragraph 219 states that local planning authorities should look for opportunities for new 

development within conservation areas 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 or better reveal the significance of a heritage asset should be treated 

favourably. 

Local Planning Policy 

The local Development Plan for Breckland Council comprises the 2023 adopted Breckland Local 

Plan.  Policy ENV 07 is of particular relevance, as this relates to Designated Heritage Assets.  

Policy ENV 08 has also been considered as part of this appraisal work, which relates to Non-

Designated Heritage Assets.  

Policy ENV 07 (Designated Heritage Assets) states that:  

“The significance of designated heritage assets (including their settings), such as listed buildings, 

scheduled monuments, registered parks and gardens and conservation areas, will be conserved, 

or wherever possible enhanced. Great weight shall be given to their conservation. Proposals that 

may affect the significance of a designated heritage asset will be required to provide 

proportionate evidence to the assets importance, sufficient to identify its significance, including 

any contribution that its setting makes to enable any impact to be fully assessed, in accordance 

with national policy. 

Development that will affect any designated heritage asset will be subject to comprehensive 

assessment and should conserve or, wherever possible, enhance the architectural and historic 

character, appearance and setting of the asset. Where a proposed development will affect the 

character or setting of a Listed Building, particular regard will need to be given to the protection, 

conservation and potential enhancement of any features of historic or architectural interest; 

including within the curtilage of a listed building that predates 1st July 1948.. 

The conversion of listed buildings for economic or residential purposes in locations that would 

otherwise be unacceptable will be considered where this would ensure the retention and ongoing 

conservation of the building. Proposals will be considered having regard to national policy and 

relevant guidance.” 
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Policy ENV 08 (Non-Designated Heritage Assets) states that: 

“Development should be expected to conserve, or wherever possible enhance the historic 

character, appearance and setting of non-designated historic assets. Proposals that could affect 

previously unrecognised heritage assets will be expected, through agreement with the Council, 

to undergo an appropriate assessment, proportionate to the significance of the asset. The 

assessment must provide sufficient information for any impact to be fully assessed. In weighing 

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

balanced judgement will be undertaken, having regard to the scale of any harm or loss and the 

significance of the heritage asset. 

The conversion of non-designated buildings identified in the Norfolk Historic Environment Record, 

or through Neighbourhood Plans, of particular architectural or historic merit for economic or 

residential purposes in locations that would otherwise be unacceptable will be considered where 

this would ensure the retention of the building. Proposals will be considered having regard to 

relevant national policy and relevant guidance.  

In the case of traditional dwellings which positively contribute to the character of Breckland, 

applications for replacement will be expected to be accompanied by a Design and Access 

Statement which includes a structural survey that demonstrates that the demolition is necessary 

and that there is no alternative and viable solution of renovation to provide an acceptable 

standard of accommodation. 

Development proposals should identify assets of archaeological significance. An archaeological 

evaluation will be required for development sites that are known or thought to have the potential 

to include non-designated heritage assets with archaeological interest. Where appropriate, 

archaeological remains should be left in situ following further design/engineering work. If the 

benefits of a particular development are considered to outweigh the importance of retaining 

archaeological remains in situ, satisfactory excavation and recording of remains will be required 

before development is begun.”  

Other Material Considerations 

National Planning Policy Guidance (living web resource) 

National Planning Practice Guidance has been issued by the Government as a living web 

resource, including a category on conserving and enhancing the historic environment. This is 

intended to provide more detailed guidance and information with regard to the implementation 

of national policy set out in the NPPF 2024. 

Historic England: Good Practice Advice Note 2 - Managing Significance in Decision Taking in 

the Historic Environment, 2015 

This document replaces in part the Practice Guide document for Planning Policy Statement 5: 

Planning for the Historic Environment. It forms part of a suite of Good Practice Advice notes 

which supersede the Practice Guide. The advice in this document emphasises the need for a 

proportionate knowledge and understanding of the significance of the affected heritage asset in 

order to properly assess the impact of any new development proposals. 
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Historic England Historic Environment Good Practice Advice in Planning Note 3 (second 

edition): The Setting of Heritage Assets 2017 

GPA Note 3 provides information to assist in implementing historic environment policy with 

regard to the managing change within the setting of heritage assets. This also provides a toolkit 

for assessing the implications of development proposals affecting setting. A series of stages are 

recommended for assessment, these are: 

• Step 1: identifying the heritage assets affected and their settings 

• Step 2: assessing whether, how and to what degree these settings make a 

contribution to the significance of the heritage asset(s) 

• Step 3: assessing the effect of the proposed development 

• Step 4: maximising enhancement and minimising harm 

• Step 5: making and documenting the decision and monitoring outcomes. 

Historic England, Advice Note 7 – Local Heritage Listing 2021 

Historic England have published a comprehensive guide to local heritage listing in England, which 

highlights good practice in the development of local heritage lists. The guidance establishes the 

value of the list while also drawing attention to the need for a sound composition process for a 

local list, stating that: 

“Inclusion on a local heritage list based on sound evidence and criteria delivers a consistent and 

accountable way of recognising non-designated heritage assets, no matter how they are 

identified, to the benefit of good planning for the area and of owners, developers and others 

wishing to understand local context fully. The process of preparing a local heritage list allows 

communities and neighbourhood plan-making bodies, in partnership with local planning 

authorities, to identify local heritage that they would like recognised and protected..” 

And that: 

“Local heritage lists will be more valuable if supported by objective criteria, and if both criteria 

and content have been tested through public engagement.” 

Historic England: Advice Note 12: Statements of Significance: Analysing Significance in 

Heritage Assets 2019 

This advice note provides guidance with regard to the NPPF requirement for applicants for 

heritage and other consents to describe heritage significance, to help local planning authorities 

make decisions on the impact of proposals for change to heritage assets. It explores the 

assessment of heritage significance as part of a stage approach to decision-making, in which 

assessing significance precedes designing the proposals. It also describes the relationship with 

archaeological desk-based assessments and field evaluations, as well as Design & Access 

Statements. 

Historic England, Conservation Principles: Policies and Guidance, 2008 

This guidance document sets out Historic England’s approach to making decisions and offering 

guidance about all aspects of England’s historic environment. The contribution of elements of a 

heritage asset or within its setting to its significance may be assessed in terms of its ‘heritage 

values’: 



 

 

“Evidential Value: the potential of a place to yield evidence about past human activity. 

Historical Value: the ways in which past people, events and aspects of 

life can be connected through a place to the present. 

Aesthetic Value: the ways in which people draw sensory and intellectual 

stimulation from a place. 

Communal Value: the meanings of a place for the people who relate to it, or for 

whom it figures in their collective experience or memory.’ (Paras. 30-60).” 
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