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Executive Summary

This heritage statement considers land north of the A507 and west of the A10 in
Buntingford (the site) and the potential impact of the proposed development of the
land for residential development, providing up to 600 homes and associated
development. The proposals are at an early stage and this report seeks to assess
generalised potential impacts, which would need to be scrutinised in more detail as
the proposals emerge.

In accordance with Paragraph 200 of the National Planning Policy Framework (NPPF
2023) and Local Plan policy, this report first identifies and describes the historical
development of the subject site and outlines the significance of the designated and
non-designated heritage assets before going on to consider the impact of the
masterplan proposals on that significance.

There are 99 listed buildings within a 1km radius of the site boundary. The vast
majority of these listed buildings are contained within Buntingford FArea located c.
500 metres east of the site boundary. There are also several non-designated
heritage assets within the study area. However, most assets identified have been
scoped out of the report, on account of their distance from the site, the local
topography, intervening built form and no meaningful historical association
between them and the subject site.

This heritage statement assesses the potential impact of the proposed development
on the significance of designated and non-designated heritage assets, where there
is potential for impact on their setting.

It concludes that there would be no impact on most assets. The outline proposals,
subject to siting, design and layout of built form, are likely to result in a low level of
less than substantial harm to the setting of the Grade II* listed Holy Trinity Church in
Throcking (NHLE 1175183), engaging paragraph 208 of the NPPF. The proposed
development is not considered likely to impact the Aspenden Conservation Area,
the significance of which is considered to be preserved.
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Introduction

This heritage statement considers land north of the A507 and west of the A10
in Buntingford (Figure 1), hereinafter referred to as the “site”.

In accordance with the Paragraph 200 of the National Planning Policy
Framework (NPPF 2023) and the requirement for applicants to describe the
significance of heritage assets including contribution to setting, the report
draws together available information on designated and non-designated
heritage assets. The assessment includes the results of a site survey, an
examination of published and unpublished records, charts historic land-use
through a map regression exercise and considers relevant local and national
policy and guidance.

The Historic Environment Record has been consulted (online) and the relevant
designated and non-designated heritage assets located in the immediate
vicinity are identified in Figure 2. A site visit was undertaken on 20" November
2023 when the conditions were cold, bright, sunny and visibility was good.

The report enables relevant parties to assess the significance of designated
and non-designated heritage assets within and in the vicinity of the site, thus
enabling potential impacts on these assets to be identified along with the
need for design solutions.

Location & Description

The site is located to the west of existing settlement in Buntingford. The site is
bound to the north and west by agricultural land, includes a section of
Baldock Road to the south, and is bound to the east by the A10 and mature
vegetation surrounding Buntingford Industrial Park.

There are scattered farmstead/former farmstead buildings within the wider
area. The town of Buntingford lies to the east of the A10. The site is shown on
Figure 1.
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5 2.0 Planning Background & Development Plan Framework
Planning (Listed Building and Conservation Areas) Act 1990

2.1 The Planning (Listed Building and Conservation Areas) Act 1990 sets out broad
policies and obligations relevant to the protection of listed buildings and
Conservation Areas and their settings.

2.2  Section 66(1) states:

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.

2.3  Section 69 of the Act requires local authorities to define as conservation areas
any areas of special architectural or historic interest the character or
appearance of which it is desirable to preserve or enhance and Section 72
gives local authorities a general duty to pay special attention to the desirability
of preserving or enhancing the character or appearance of that areain
exercising their planning functions. These duties are taken to apply only within
a conservation area. The Act does not make specific provision with regard to
the setting of a conservation area, that is provided by the policy framework
outlined below.

National Planning Policy Framework (NPPF) and National Planning Practice
Guidance (NPPG)

2.4 Government policy in relation to the historic environment is outlined in
Section 16 of the National Planning Policy Framework 2023 (NPPF), entitled
Conserving and Enhancing the Historic Environment. This provides guidance
for planning authorities, property owners, developers and others on the
conservation and investigation of heritage assets. Overall, the objectives of
Section 16 of the NPPF can be summarised as seeking the:

. Delivery of sustainable development;

. understanding the wider social, cultural, economic and environmental
benefits brought by the conservation of the historic environment;

. conservation of England's heritage assets in a manner appropriate to
their significance; and

. recognition of the contribution that heritage assets make to our
knowledge and understanding of the past.

2.5  Section 16 of the NPPF recognises that intelligently managed change may
sometimes be necessary if heritage assets are to be maintained for the long
term.
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Paragraph 200 states that planning decisions should be based on the
significance of the heritage asset, and that the level of detail supplied by an
applicant should be proportionate to the importance of the asset and should
be no more than sufficient to understand the potential impact of the proposal
upon the significance of that asset.

Heritage Assets are defined in Annex 2 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
assets include designated heritage assets and assets identified by the local
planning authority (including local listing).

Designated Heritage Assets comprise: World Heritage Sites, Scheduled
Monuments, Listed Buildings, Protected Wreck Sites, Registered Parks and
Gardens, Registered Battlefields and Conservation Areas.

Significanceis defined 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 a heritage asset’s physical presence, but also from its setting.

Setting is defined 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.

The NPPF is supported by the National Planning Policy Guidance (NPPG). In
relation to the historic environment, paragraph 18a-001 states that:

Protecting and enhancing the historic environment is an important
component of the National Planning Policy Framework’s drive to achieve
sustainable development (as defined in Paragraphs 6-10). The appropriate
conservation of heritage assets forms one of the ‘Core Planning Principles’.

Paragraph 18a-002 makes a clear statement that any decisions relating to
listed buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation
Areas) Act 1990, as well as satisfying the relevant policies within the National
Planning Policy Framework and the Local Plan.

Paragraph 18a-013 outlines that the assessment of the impact of a proposed
development on the setting of a heritage asset needs to take into account and
be proportionate to the significance of the asset being considered, and the
degree to which the proposed development enhances or detracts from the
significance of the asset and the ability to appreciate the significance.
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The NPPG outlines that although the extent and importance of setting is often
expressed in visual terms, it can also be influenced by other factors such as
noise, dust and vibration. Historic relationships between places can also be
an important factor stressing ties between places that may have limited or no
intervisibility with each other. This may be historic as well as aesthetic
connections that contribute or enhance the significance of one or more of the
heritage assets.

Paragraph 18a-013 concludes:

The contribution that setting makes to the significance of the heritage asset
does not depend on there being public rights or an ability to access or
experience that setting. This will vary over time and according to
circumstance. When assessing any application for development which may
affect the setting of a heritage asset, local planning authorities may need to
consider the implications of cumulative change. They may also need to
consider the fact that developments which materially detract from the asset’s
significance may also damage its economic viability now, or in the future,
thereby threatening its on-going conservation.

The key test in NPPF paragraphs 205-208 is whether a proposed development
will result in substantial harm or less than substantial harm. However,
substantial harm is not defined in the NPPF. Paragraph 18a-017 of the NPPG
provides additional guidance on substantial harm. It states:

What matters in assessing if a proposal causes substantial harm is the impact
on the significance of the heritage asset. As the National Planning Policy
Framework makes clear, significance derives not only from a heritage asset’s
physical presence, but also from its setting. Whether a proposal causes
substantial harm will be a judgment for the decision taker, having regard to
the circumstances of the case and the policy in the National Planning Policy
Framework. In general terms, substantial harm is a high test, so it may not
arise in many cases. For example, in determining whether works to a listed
building constitute substantial harm, an important consideration would be
whether the adverse impact seriously affects a key element of its special
architectural or historic interest. It is the degree of harm to the asset’s
significance rather than the scale of the development that is to be assessed.

Paragraph 208 of the NPPF outlines that where a proposed development
results in less than substantial harm to the significance of a heritage asset, the
harm arising should be weighed against the public benefits accruing from the
proposed development. Paragraph 18a-020 of the NPPG outlines what is
meant by public benefits:

Public benefits may follow from many developments and could be anything
that delivers economic, social or environmental progress as described in the
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National Planning Policy Framework (Paragraph 7). Public benefits should flow
from the proposed development. They should be of a nature or scale to be of
benefit to the public at large and should not just be a private benefit.
However, benefits do not always have to be visible or accessible to the public
in order to be genuine public benéefits.

Paragraph 209 states:

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.

In considering any planning application for development, the planning
authority will be mindful of the framework set by government policy, in this
instance the NPPF, by current Development Plan Policy and by other material
considerations.

Local Planning Policy

The East Hertfordshire District Plan was adopted in 2018. It contains the
following relevant design and heritage policies:

Policy DES1 Masterplanning

All 'significant’ development proposals will be required to prepare a
Masterplan setting out the quantum and distribution of land uses,; access,;
sustainable high quality design and layout principles; necessary infrastructure;
the relationship between the site and other adjacent and nearby land uses;
landscape and heritage assets; and other relevant matters.

/. The Masterplan will be collaboratively prepared, involving site promoters,
land owners, East Herts Council, town and parish councils and other relevant
key stakeholders. The Masterplan will be further informed by public
participation.

/ll. In order to ensure that sites are planned and delivered comprehensively,
any application for development on part of the site will be assessed against its
contribution to the Masterplan as a whole.

Policy HA1 Designated Heritage Assets

. Development proposals should preserve and where appropriate enhance the
historic environment of East Herts.
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/. Development proposals that would lead to substantial harm to the
significance of a designated heritage asset will not be permitted unless it can
be demonstrated that the harm or loss is necessary to achieve substantial
public benefits that outweigh that harm or loss. Less than substantial harm
should be weighed against the public benefits of the proposal.

/ll. Where there is evidence of neglect of, or damage to, a heritage asset, the
deteriorated state of the heritage asset will not be taken into account in any
decision.

IV. The Council will, as part of a positive strategy, pursue opportunities for the
conservation and enjoyment of the historic environment recognising its role
and contribution in achieving sustainable development.

Policy HA2 Non-Designated Heritage Assets

. The Council will engage with key stakeholders and local communities to
identify non-designated heritage assets that contribute to local distinctiveness
and refer to existing information in the historic environment record.

/. Where a proposal would adversely affect a non-designated heritage asset,
regard will be had to the scale of any harm or loss and the significance of the
heritage asset.

Policy HA4 Conservation Areas

. New development extensions and alterations to existing buildings in
Conservation Areas will be permitted provided that they preserve or enhance
the special interest, character and appearance of the area. Development
proposals outside a Conservation Area which affect its setting will be
considered likewise. Proposals will be expected to:

(a) Respect established building lines, layouts and patterns;

(b) Use materials and adopt design details which reinforce local character and
are traditional to the area;,

(c) Be of a scale, proportion, form, height, design and overall character that
accords with and complements the surrounding area;,

(d) In the case of alterations and extensions, be complementary and
sympathetic to the parent building; and

(e) Have regard to any ‘Conservation Area Character Appraisals’ prepared by
the District Council and safeguard all aspects which contribute to the area’s
special interest and significance, including important views and green spaces.
(f) Where development proposals relate to Conservation Area Management
Proposals the duty to preserve or enhance will be applied. Development
proposals, including minor development under an Article 4 direction, will be
expected to preserve’ surviving architectural features identified as being
significant to the character or appearance of the area or, where previously
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lost, to ‘enhance’ that character and appearance through the authentic
restoration of those lost features,

/. Permission for the demolition of buildings or structures within a
Conservation Area will only be granted if it makes no positive contribution to
the character of the Conservation Area and the replacement is of good design
and satisfies the above requirements of this policy.

Policy HA7 Listed Buildings

. The Council will actively seek opportunities to sustain and enhance the
significance

of Listed Buildings and ensure that they are in viable uses consistent with their
conservation.

/l. In considering applications the Council will ensure that proposals involving
the alteration, extension, or change of use of a Listed Building will only be
permitted where:

(a) The proposal would not have any adverse effect on the architectural and
historic character or appearance of the interior or exterior of the building or its
setting, and

(b) The proposal respects the scale, design, materials and finishes of the
existing building(s), and preserves its historic fabric.

/. Proposals that affect the setting of a Listed Building will only be permitted
where the setting of the building is preserved.

Neighbourhood Planning

A Neighbourhood Plan was adopted for Buntingford in 2017, covering the plan
period 2014-2031. In addition to a general thrust towards landscape led
development for new housing, Appendix 4 contains a Design Code for new
housing development.

Other Guidance

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

The purpose of this document is to provide information to assist local
authorities, planning and other consultants, owners, applicants and other
interested parties in implementing historic environment policy in the NPPF and
NPPG. It outlines a six-stage process to the assembly and analysis of relevant
information relating to heritage assets potentially affected by a proposed
development:
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. Understand the significance of the affected assets;

. Understand the impact of the proposal on that significance;

. Avoid, minimise and mitigate impact in a way that meets the objectives
of the NPPF;

. Look for opportunities to better reveal or enhance significance;

. Justify any harmful impacts in terms of the sustainable development

objective of conserving significance and the need for change; and

. Offset negative impacts on aspects of significance by enhancing others
through recording, disseminating and archiving archaeological and
historical interest of the important elements of the heritage assets
affected.

Historic Environment Good Practice Advice In Planning Note 3: The Setting of
Heritage Assets (Historic England 2017)

Historic England’s Historic Environment Good Practice Advice in Planning
Note 3 provides guidance on the management of change within the setting of
heritage assets.

The document restates the definition of setting as outlined in Annex 2 of the
NPPF. Setting is also described as being a separate term to curtilage,
character and context; while it is largely a visual term, setting, and thus the
way in which an asset is experienced, can also be affected by noise, vibration,
odour and other factors. The document makes it clear that setting is not a
heritage asset, nor is it a heritage designation, though land within a setting
may itself be designated. Its importance lies in what the setting contributes to
the significance of a heritage asset.

The Good Practice Advice Note sets out a five-stage process for assessing the
implications of proposed developments on setting:

1. Identification of heritage assets which are likely to be affected by
proposals;

2. Assessment of whether and what contribution the setting makes to the
significance of a heritage asset;

3. Assessing the effects of proposed development on the significance of a
heritage asset;

4, Maximising enhancement and reduction of harm on the setting of
heritage assets; and

5. Making and documenting the decision and monitoring outcomes

The guidance reiterates the NPPF in stating that where developments
affecting the setting of heritage assets results in a level of harm to
significance, this harm, whether substantial or less than substantial, should be
weighed against the public benefits of the scheme.
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3.0

3.1

3.2

3.3

3.4

3.5

Historical Context & Location of Heritage Assets

Introduction

The following section presents a historical development of the site and wider
area through the results of a map regression exercise and review of relevant
background documentation.

The location of designated and non-designated heritage assets within and
surrounding the site are also discussed below; these are shown on Figure 2.

Historical Background

Summary: Buntingford

Buntingford was not recorded as a settlement by the 1086 Domesday survey.
The nearest settlements to the site that were recorded by the survey were
Aspenden, c. 500m to the south of the site, and Corneybury, c. 200m to the
east of the site. Aspenden was listed in the hundred of Edwinstree with a
recorded population of 10 households and an annual value of 4 pounds by
1086. Eudo the Steward held Aspenden at this time, having assumed land that
previously belonged to King Edward the Confessor. Corneybury was also
listed in the hundred of Edwinstree, with a recorded population of 10
households and an annual value of 13 shillings 2 pence. Count Eustace of
Boulogne held Corneybury at this time, having assumed land that previously
belonged to King Edward the Confessor and Harold Godwinson, Earl of
Wessex (Open Domesday).

The following historical summary of the area is taken from the Buntingford
Conservation Area Appraisal:

Buntingford is not documented until the 13th century and in 1288 was
described as a hamlet with a chapel on the highway and church some
distance away. The chapel referred to is assumed to have stood 9 on the site
of present day St Peter's built by the Rev Alexander Strange in the early 1600's
'for the benefit of the Inhabitants, who are at a great distance from the
church’, (the latter is now in the process of an imaginative conversion to a
house). In 1338 the Lord of the Manor received license to transfer her market
to the highway with the grant of a fair...

Prior to the late 19th century Buntingford as we know it today consisted of an
accumulation of land falling in the parishes of Layston, Wyddial, Throcking and
Aspendon.

The 1848 publication of A Topographical Dictionary of England has the
following entry for Buntingford:

BUNTINGFORD, a chapelry, and formerly a market-town, in the parishes of
Aspeden, Layston, Throcking, and Wyddiall, union of Royston and Buntingford,
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3.6

hundred of Edwinstree, county of Hertford, 12 miles (N. N. E.) from Hertford:
containing 581 inhabitants.

This place takes its name from a ford on the river Rib, near which a blacksmith,
named Bunt or Bunting, had a forge. It is pleasantly situated on a gentle ascent
between two hills, and consists of one street, half a mile in length: the houses
are in general well built, and of respectable appearance; and the inhabitants
are amply supplied with water.

The trade is principally in leather and malt: the fairs, formerly on June 29th and
November 30th, and each for four days, are now irregularly held.

The county magistrates hold petty-sessions here for the division, and a
septennial court leet is held for the hundred.

The living is a perpetual curacy, annexed to the vicarage of Layston. The
chapel, dedicated to St. Peter, is a commodious brick building, erected by
subscription, in 1626, through the exertions of the Rev. Alexander Strange,
vicar of Layston, who lies interred in it: from its convenient situation, it is
appropriated to the general use of the parishioners of Layston, the parish
church, half a mile distant, being resorted to only for marriages.

There are places of worship for the Society of Friends and Independents.

The free grammar school was endowed in 1630, by Eliz. Freeman, with lands
producing £10. 10. per annum, which endowment was augmented with a
moiety of the produce of land left by Seth Ward, Bishop of Salisbury, to
Christ’s College, Cambridge, the other being applied to the endowment in
that college of four scholarships, of £12 per annum each, for boys on this
foundation.

Eight almshouses, for four aged men and four women, were founded in 1668,
and endowed with land by Bishop Ward): and the bishop also gave £600 to
purchase land, the rental of which is applied to the apprenticing of children:
he was a native of the town, and received the rudiments of his education in
the grammar school.

Aspenden is a medieval settlement, lying at the gate of the original Aspenden
Hall. The Church of St Mary dates to the 11t century. In 1874 Kelly’s Directory
refers to it as a parish and village, with the church in the grounds of Aspenden
Hall. As stated in the Aspenden Conservation Area Appraisal, the name may be
a derivation of aespe denu, meaning aspen tree valley. Ashington Hall was
rebuilt in 1856 for Sir Henry Lushington, replacing a former Jacobean Hall.
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14 Map Regression

3.7 The 1800 Buntingford OS Drawing (Figure 3) shows the site across open land
to the west of settlement in Buntingford. Baldock Road borders the site to the

south. The route of Thistley Vale Brook is faintly shown bordering the south-

western corner of the site.

3.8 The 1842 Throcking tithe map (Figure 4) lists the site across the following plots

of land:

Plot No. | Plot Name Owner Occupier Landuse

27 Part of George Coleman | George Coleman | Arable
Eighteen
Acres

28 Part of Six George Coleman | George Coleman | Arable
Acres

29 Nine Acres George Coleman | George Coleman | Arable

30 Days Ley George Coleman | George Coleman | Arable

62 Taylors William Butt James Porter Pasture
Mead

67 Plantation William Butt James Porter Wood

68 Middle Field | William Butt James Porter Arable

70 Great Mead | William Butt James Porter Pasture

71 Plantation William Butt James Porter Wood

105 Throcking William Butt James Porter Arable
Close

106 Plantation William Butt James Porter Pasture/

Wood

107 In Howard James Mary Bush Arable
Field Farquharson

108 In Howard Layston Poor Charles Nicholls Arable
Field

109 In Howard James Mary Bush Arable
Field Farquharson
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16 In Howard James Mary Bush Arable
Field Farquharson

17 In Howard William Butt James Porter Arable
Field

118 In Howard William Butt George Milner Arable
Field

The 1843 Aspenden tithe map (Figure 5) lists the part of the site that falls
within the parish of Aspenden across the following plots of land:

Plot No. | Plot Name Owner Occupier Landuse

254 In Rowdell William Hunt James Porter Arable
Field

255 In Rowdell Sir Henry John Sibley Arable
Field Lushington

257 In Rowdell Elizabeth Font John Sibley Arable
Field

258 In Rowdell Charles Green & John Akers Arable
Field Daniel Green

329 Three Charles James Stephen Archer Arable
Cornered Dimsdale
Close

330 Part of Six George Coleman | George Coleman | Arable
Acres

331 Part of 18 George Coleman | George Coleman | Arable
Acres

3.10 The 1883-1884 OS map (Figure 5) shows the site across open land to the west
of settlement in Buntingford. Thistley Vale Brook is shown to flow southwards,
bordering the south-western corner of the site. A footpath is marked across
the northern tip of the site. Another footpath bisects the site east-west. The
parish boundary between Throcking and Aspenden bisects the south of the

3.1

site. Tire Hill is shown within the site along Baldock Road. Three small wooded

areas are shown within the site.

There is little change shown within the site by the 1899 OS map (Figure 6) and
the 1948-1950 OS map (Figure 7).
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3.12

3.13

3.14

3.15

3.16

3.17

3.18

The 1960 OS map (Figure 8) appears to show the path of an infrastructural
development bisecting the site north-south. The 1999 OS map (Figure 9) no
longer shows this infrastructural development. The A50 has been constructed
to the east of the site by the time of this mapping. A covered reservoir has
been constructed to the east of the site, north of Baldock Road. Residential
development in Buntingford has expanded westwards.

There is little change within the site by the time of the 2023 OS map (Figure
10). Buntingford Industrial Park is shown to the east of the site, west of the
A50. Residential development in Buntingford has continued to expand
westwards and northwards.

Heritage Assets

Listed Buildings

There are two Grade |l listed buildings located in the immediate vicinity of the
site (within 500m) including:

« Farmhouse of How Green Farm NHLE 1347965)
« Barn at How Green Farm (NHLE 1101363)

Registered Parks & Gardens

The Garden House Registered Park & Garden (Grade II*, NHLE 1000558) is
located c. 3km to the west of the site. However, the Zone of Theoretical
Visibility indicates a lack of any potential intervisibility between the site and
this asset, and sufficient distance means the significance of this asset is
considered to be preserved in relation to the proposed development of the
site.

Conservation Areas

The site is within approximately 500m of the Buntingford Conservation Area.
The Buntingford Conservation Area is physically distanced from the site within
no intervisibility. As such it has been scoped out of this report.

The Aspenden Conservation Area lies approximately 800m to the south of the
site. The Aspenden Conservation Area is also physically distanced from the
site, and any shared views are filtered by intervening mature vegetation.

Non-Designated Heritage Assets
There are non-designated heritage assets in the wider area, particularly within

the Buntingford Conservation Area, however none that are likely to be
affected by the proposals and they have been scoped out of this report.
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4.0

41

4.2

4.3

4.4

4.5

4.6

Proposed Development & Potential Impact on Heritage Assets

Background

This section identifies and assesses the potential impact of the proposal on
the significance of the heritage assets located within and in the vicinity of the
subject site. In assessing the heritage impacts of the proposal, the relevant
policies cited in section 2.0 have been referenced.

The Proposed Development

The site is currently in use as agricultural fields.

The site is to be included in an outline planning application for development of
up to 600 dwellings (C3), elderly accommodation (C3), Mixed Use Local
Centre (including flexible use E, F and Sui Generis), First School, informal and
formal open space, associated works and infrastructure including a new
access from the A507 and pedestrian bridge over the A10, with all matters
reserved save for access.

At this stage, built form is proposed within the eastern side of the site, with a
potential employment site north of the existing Buntingford Business Park
allocated within the local plan outside the site boundary. Sustainable drainage
systems would be directed to the east and landscaped areas/public open
space to the west, north and south. This assessment provides a high level
generalised assessment of the likely impacts.

Potential Impacts on Heritage Assets

There are several listed buildings, two conservation areas and non-designated
heritage assets, located in the immediate and wider vicinity of the site. The
proposed development, therefore, has the potential to impact on the settings
and significance of the heritage assets identified. The vast majority of listed
buildings within the study area are located within the Buntingford
Conservation Area which is surrounded by modern housing developments.
There is no intervisibility or known historic association between the site and
the designated heritage assets, and as such development within the site will
not result in harm to the listed buildings or the conservation areas.

Assessment of Significance & Potential Impact on Listed Buildings and
Conservation Areas

In order to understand how any new development could affect the
significance of these heritage assets, it is important to understand the specific
heritage values which combine to inform that significance. An understanding
of the contribution setting makes to its significance is also considered.
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4.7

4.8

4.9

A site visit has been undertaken to assess the relationship between listed
buildings in the vicinity of the site. There is no intervisibility between the site
and the following assets, therefore they have been scoped out of this report:

e Farmhouse of How Green Farm, Grade Il (NHLE 1347965), due to
intervening land, buildings and road infrastructure

e Barn at How Green Farm, Grade Il (NHLE 1101363), due to intervening land,
buildings and road infrastructure

The designated heritage assets in the following sections have been assessed
at a high level for possible generalised impacts. These assets will be assessed
in more detail beyond the master planning stage.

Holy Trinity Church

The Grade II* listed church is located 1km to the west of the site. The first part
of the list description states:

Parish church (parish amalgamated with Cottered in 1932). Lower part of
tower C13, early C15 perpendicular nave and chancel in one volume (former
chancel demolished), C15 S porch, brick upper part of tower 1660 (panel on S
face) for Sir Thomas Soame, restoration in mid C19 for Rev. Wm. Adams with
steeply pitched roof and additional matching pews, organ chamber and vestry
added c1879 and organ, pulpit, lectern, and new glazing installed. Flint rubble
plastered with stone dressings to nave and chancel, base courses of tower in
coursed unknapped flint and pebbles, knapped flint facing around windows,
with stone quoins and dressings. Vestry extension in knapped flint. Upper part
of tower in red brick with stone quoins and moulded brick details. Steep slated
roofs, old red tiled porch. A small church with W tower and gabled
vestry/organ projection on N side. Diagonal stone buttresses with flint
flushwork, to W of nave and E of chancel. Chancel separated by one step from
the nave with 3- light C15 traceried E window and stained glass Good
Shepherd c1879 by Clayton & Bell. On N wall small original door now to vestry,
and C19 stone screen to organ. Tall single light C14 window on S wall with C15
traceried head.

Plate 1 Holy Trinity Church
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4.15

The significance of the building is primarily derived from the historic and
architectural special interest of its built fabric which is manifest in its
construction methods and materials, together with its decorative elements
and retention of original internal fixtures.

The setting of the asset relates primarily to its churchyard plot and the hamlet
of Throcking. Owing to the asset’s relatively diminutive stature, having no
spire and a low tower, its landmark character is quite limited beyond its
immediate environs. The Zone of Theoretical Intervisibility (ZTV) and
Landscape Visual Impact Assessment (LVIA) indicate that the church will
experience partial intervisibility with the site, particularly as the eastern
boundary of the church yard is open. The site as part of the landscape setting
makes a contribution to the significance of the church, albeit in a limited
sense.

Impact of the Proposals

In reality, the location of the proposed open space on the western side of the
site would effectively minimise the presence of built form on views from the
church outward, restricting it to very glimpsed views across the land. The
proposed development would be a natural extension to Buntingford (including
land to the east of the A10, currently being built out), with fields remaining to
the north, south and east and in between the asset and the site.

The church is best experienced at close range from within the churchyard and
the immediate surroundings. As such, the proposals may give rise to a low
level of less than substantial harm (at the lower end of the scale), engaging
paragraph 208 of the NPPF.

Aspenden Conservation Area

The Aspenden Conservation Area is located c. 800m to the south of the site. A
Conservation Area Appraisal and Management Plan was adopted by East
Hertfordshire Council in 2018.

The conservation area includes the historic core of the settlement, centred
along one street and to the grounds of Aspenden Hall. An assessment of its
character and appearance is contained within the conservation area Appraisal;
in summary it is characterised by its landscaped setting; historic buildings
dating from the 15" century period onwards along the Street; two streams and
a pond and the Grade | listed St Mary’s Church is a focal point (dating from the
11t century). Historic buildings within the conservation area, many of which
are listed buildings, dating from a broad date range, contribute to the
character, appearance and understanding of the development of the area.
With the exception of Aspenden Hall, built form is on a domestic scale,
primarily consisting of two-storey dwellings, with buildings set back from the
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4.16

417

4.18

road within spacious plots. The character of the townscape is intimate, with a
small-scale pattern of development.

In overall terms, the significance of the conservation area is derived from its
origins and character as a long-established rural settlement. The well-
preserved historic core has a focus of vernacular buildings, many of which are
statutorily listed, and a layout based on one street that has remained intact.
On all sides of the core, the boundary of the conservation area takes in tracts
of open land extending across the High Rib Valley.

The primary significance of the conservation area as a designated heritage
asset derives from the built form of the core. There is a close relationship
between agricultural land and settlement, which contributes positively to its
significance by reinforcing the legibility of the settlement as a small rural
village linked with the surrounding agricultural landscape. The setting of the
conservation area, with the surrounding parkland of Aspenden Hall and
farmland, continues this relationship, with views into and out of the
designated area, which contributes positively to the significance of the
conservation area.

Impact of Proposals

The ZTV and LVIA indicate that there will be limited partial intervisibility
between the northern extent of the conservation area and the site. However,
the A507 and structural field boundary vegetation within the intervening
agricultural landscape provides a visual buffer that separates the site from the
conservation area. This, combined with a lack of proven historic functional
links between the site and the conservation area, makes it unlikely that the
proposed development will impact on the significance of the conservation
area; no harm is anticipated to its significance.
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5.0 Summary & Conclusions

5.1

5.2

5.3

In summary, the emerging proposals have been assessed in the context of
surrounding heritage assets in terms of generalised impacts of the proposed
development of land north of the A507 and west of the A10, Buntingford (the
site) and the potential impact of the proposed development for residential
development, providing up to 600 homes and associated development. The
proposals are at an early stage and this report seeks to assess generalised
potential impacts, which would need to be scrutinised in more detail as the
proposals emerge.

In accordance with Paragraph 200 of the National Planning Policy Framework
(NPPF 2023) and Local Plan policy, this report first identifies and describes the
historical development of the subject site and outlines the significance of the
designated and non-designated heritage assets before going on to consider
the impact of the masterplan proposals on that significance.

The proposed development, subject to siting, design and layout of built form,
are likely to result in a low level of less than substantial harm to the setting of
the Grade II* listed Holy Trinity Church in Throcking (NHLE 1175183), engaging
paragraph 208 of the NPPF. The proposed development is not considered
likely to impact the Aspenden Conservation Area, the significance of which is
considered to be preserved.
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