
From:                                 Jordan Wiseman <jordan@gillingsplanning.co.uk>
Sent:                                  26 September 2025 16:15:25 UTC+01:00
To:                                      "Rachel Richardson" <Rachel.Richardson@midsussex.gov.uk>
Cc:                                      "Anna Gillings" <anna@gillingsplanning.co.uk>
Subject:                             DM/25/1467 Land at Old Vicarage Field - response to conservation comments
Attachments:                   2025_09_26 - 4568 - Old Estates Yard & Old Vicarage Field - Heritage Response 
Note.pdf

Good afternoon Rachel, 
 
Please see attached our formal response to the Conservation Officers comments. As referred to 
in the response, we would in particular, draw your attention to the public benefits that are 
created as a result of the proposals, which are considered to outweigh the very low level of 
heritage harm identified. The benefits are set out in detail within section 7 of the planning 
statement originally submitted with our application, but in brief summary again, the public 
benefits associated with the scheme are:
 
Social 

• Much needed new, high quality market housing, for which there is a current shortfall of in 
MSDC; 

• Much needed new, high quality affordable housing, of which a policy compliant provision 
is proposed and that specifically targets the needs of Turners Hill; and

• The proposals deliver development on an allocated site, allocated through a community 
led neighbourhood plan. 

 
Environmental 

• A well designed and high quality development, appropriate to its context in both urban 
form and materiality; 

• Sustainably designed homes which maximise CO2 reductions and minimise water 
consumption; and

• A minimum of 10% BNG along with other ecological enhancements. 
 
Economic 

• The development will result in short-term construction jobs and therefore an uplift in 
general productivity in the local area; and

• Future residents will strongly assist in contributing towards and supporting local 
businesses and amenities in the long-term into the future.

 
As acknowledged in the attached response, we consider that the above list of social, 
environmental and economic public benefits (not an exhaustive list), substantially outweighs the 
minor level of identified heritage harm. 
 
We trust this sufficiently responds to the comments received to date, and enables you to 
continue towards a positive recommendation. 
 
If there are any queries, please let me know. 
 
Kind regards, 



Jordan 
 
Jordan Wiseman 
 
Associate 
Gillings Planning 
  
Tel: 023 8235 8855 |  Mob: 07842 409555 
 

 
This e-mail is intended for the above named only, is strictly confidential and may also be legally privileged. If you are not the 
intended recipient please do not read, print, re-transmit, store or act in reliance on it or any attachments. Instead, please notify the 
sender and then immediately and permanently delete it. Gillings Planning Ltd, registered in England and Wales. Registered No 
10778690. Registered Office Gillings Planning, 2 Wessex Business Park, Colden Common, Winchester, Hampshire, SO21 1WP
 
From: Rachel Richardson <Rachel.Richardson@midsussex.gov.uk> 
Sent: 17 September 2025 09:42
To: Jordan Wiseman <jordan@gillingsplanning.co.uk>
Subject: FW: DM/25/1467 Land at Old Vicarage Field etc., Turners Hill [Filed 18 Sep 2025 14:55]
 
Hi Jordan,  
 
Please see comments below from Emily Wade the Conservation Officer. Emily has also 
asked that I consult our Urban Designer, Anna Kramarczyk because of her involvement 
at the pre application stage and for the purposes of consistency and planning 
committee. I have now done this.
 
Kind regards,  
 
Rachel. 
 
 
Rachel Richardson Bsc (Hons) DIP TP MRTPI
Senior Planning Officer 
Development Management 
www.midsussex.gov.uk 
01444 477 224 
 
Please note I work part-time (usually over Monday to Thursday) and from home Monday to 
Wednesday. 
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From: Emily Wade <Emily.Wade@midsussex.gov.uk> 
Sent: 17 September 2025 09:20
To: Rachel Richardson <Rachel.Richardson@midsussex.gov.uk>
Subject: DM/25/1467 Land at Old Vicarage Field etc., Turners Hill
 
Hi Rachel 
 
Comments on the above pre-application scheme. 
 
The proposed development site is a meadow located to the west of the village centre of Turners Hill, in 
the angle behind the existing development fronting the junction between Church Road and Lion 
Lane/North Street. The site includes The Old Vicarage, and 120 and 121 School View, existing houses 
fronting onto Church Road. Access to the site would be provided via the gardens of The Old Vicarage. 
The current proposal, which follows on from pre-application advice, is for 40 new dwellings with 
associated access, parking, drainage, landscaping and other associated works as well as the creation of a 
new community car park and replacement parking for Lion Lane residents.
 
The proposed development site is partly within the Turners Hill Conservation Area and partly within its 
immediate setting. The boundary of the Area includes the above-mentioned properties fronting onto 
Church Road and turns north behind the fire station to include the yard to the rear of this and the field 
beyond (also part of the proposed development), before returning to follow the line of the rear gardens 
to properties running north along Lion Lane. 
 
There are also a number of listed buildings within the immediate vicinity of the site, including: 

• The Old School House (31 Church Road), a Grade II listed former schoolhouse dating from 1828 
and located to the southern side of Church Road diagonally opposite The Old Vicarage and the 
proposed new site access.

• Old Forge Cottage, a Grade II listed building dating from the 17th century and located at the 
junction of Church Road and North Street.*

• Forge House, a Grade II listed 18th century building just to the north-east of Old Forge Cottage.*
• 117 and 118 The Bank, an 18th century Grade II listed building on North Street, overlooking the 

village green.*
• 115 and 116 The Bank, a Grade II listed 18th century building also overlooking the green.*
• The Red Lion, Grade II listed and located on Lion Lane just to the north-east of the site.

*These buildings back directly onto the site. 
 
There are also a number of non-designated heritage assets (NDHAs) the settings of which would be 
affected by the proposal. Turners Hill C of E Primary School, The Old Vicarage, and the Fire Station were 
identified at pre-application stage; the submitted Heritage Statement also suggests that 120 & 121 
School View, Church Road and Providence Terrace should be considered as NDHAs.
 
A public right of way (PROW) runs west from Lion Lane towards the north-east corner of the site, before 
turning to run north, and then west again, at a distance of one field from the site’s north-western 
boundary. There is also a second well used, but possibly unclassified, path running directly across the 
north-western boundary of the site from the point at which the PROW turns northwards.
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Turners Hill Conservation Area 
The Council does not currently have a detailed adopted appraisal of the Turners Hill Conservation Area, 
however the Council’s document ‘Conservation Areas in Mid Sussex’ provides a brief, high level 
assessment of each of its Conservation Areas. For Turners Hill, this document notes that the Area retains 
the character of the historic heart of the village, and that there are excellent views across the 
surrounding countryside. In my opinion the Area’s special significance lies in its nature as the historic 
heart of a rural Sussex village, which has grown up over many centuries in close connection with the 
surrounding countryside. The economy of the village is likely for much of its existence to have been 
based largely on agriculture and rural industries, and many of the buildings employ vernacular materials 
which have been drawn from the surrounding landscape. For these reasons I would consider that the 
surviving rural setting of the village, including views from public and private spaces across the 
surrounding fields and woodlands, makes a strong positive contribution to the significance of the Area 
and how this is appreciated. The character of the approaches to the Conservation Area along PROWs 
and other paths running into the village centre from the surrounding countryside also contributes to the 
context within which it is appreciated.
 
The proposed development site includes buildings and spaces falling within Area itself as well as a field 
within its setting. The Old Vicarage is a substantial and attractive building with many features typical of 
its period of construction which (as noted above) would be regarded as an NDHA, and makes strong 
positive contribution to the character and appearance of the Conservation Area. The cottages at School 
View also date from the late 19th century and would also be considered to contribute positively to the 
character and appearance of the Area. The submitted Heritage Statement also identifies this building as 
an NDHA.
 
These buildings are proposed to be retained as part of the current development proposal but there 
would be a marked impact on the nature of their settings, including their immediate garden settings and 
the access to them. The proposal includes creation of the access road to the site through the current 
gardens to The Old Vicarage, as well as a block of flats and a detached dwelling largely within the 
northern and north-western part of its gardens. This will be detrimental to the currently spacious and 
verdant setting of this building, and will intensify development within this part of the Conservation Area, 
contrary to the established character of this part of School Lane, which is of large houses in extensive 
gardens, providing a transitional space between the village centre and the open countryside beyond. 
 
The development will also have an adverse impact on the character of the frontage onto Church Road, 
which is currently verdant, with the existing houses set well back behind mature hedging and trees. The 
creation of a the new access breaking through the hedge line, with the associated removal of the 
existing trees and hedgerow to the site frontage, and regrading of the affected area with terraced banks 
and retaining walls flanking the access road, will have a fundamental impact on the character of this part 
of Church Road, which as above is currently verdant, transitional and ‘edge of village’, especially as the 
suburban development within the site would consequently be open to view. This will be significantly 
detrimental to the positive contribution which the Old Vicarage and the School View cottages, their 
gardens and frontages, currently make to the character and appearance of this part of the Conservation 
Area, as well as to the character of the key approach into the centre of the village from the west along 
Church Road.
 



There are a number of ancillary agricultural buildings to the rear of the Fire Station which it is proposed 
to demolish as part of the current proposal. These appear to be largely of 20th century construction, and 
are not (according to the Heritage Statement) in a good state of repair. They are however sympathetic 
to the vernacular in their style and materials, and would be considered to make a neutral contribution to 
the character and appearance of the Conservation Area. 
 
The site also includes a small field or orchard to the north of the Fire Station yard, which although 
apparently used in small part for informal car parking retains largely a verdant and open character. This 
field is partly within the Conservation Area and partly within its setting. It provides a transitional space 
between the historical hard edge of the development along Lion Lane to the east and the open 
countryside beyond, and would be considered to make a strong positive contribution to the character 
and appearance of the Conservation Area directly or through its setting. 
 
The principal part of the application site, as mentioned above, is an undeveloped meadow of grassland 
with surrounding trees and hedges. This part of the site is within the setting of the Conservation Area 
being adjacent on two sides to its boundary. It has a marked impact on the character of views from the 
rear of a number of properties fronting onto Lion Lane and Church Road, and is also visible between 
buildings on Lion Lane from the green at the heart of the village. It also has a significant impact on the 
character of the approaches to the village centre/Conservation Area along the unclassified (?) path and 
the PROW running west from Lion Lane.
 
At present, the open and verdant nature of the larger part of the site makes a strong positive 
contribution to the rural character of the setting of the heart of the Conservation Area, and represents a 
direct connection between the village development and the surrounding countryside. Development of 
40 dwellings on this site will have a fundamental impact on its nature, as it will become a suburban 
enclave. This will reverse the positive contribution it currently makes directly and through setting to the 
character and appearance of the Conservation Area.
 
For the above reasons I would consider that the proposal will directly and indirectly (through impact on 
setting) harm the character and appearance of the Turners Hill Conservation Area, contrary to the 
requirements of District Plan Policy DP35 (Conservation Areas). In terms of the National Planning Policy 
Framework (NPPF) because of the scale of the site and its proximity to the heart of the village I would 
consider it likely that the level of harm caused would be regarded as less than substantial, but at the 
higher end of that scale. 
 
Listed buildings 
I have noted above a number of listed buildings within the immediate vicinity of the site, the settings of 
which would be impacted by the proposed development. On the basis of the information that is 
available each of these buildings will be considered to possess architectural and historical illustrative 
values as good examples of buildings of their type and period, as well as aesthetic value which will be 
based in some cases partly on the use of vernacular materials drawn from the surrounding landscape. 
Some of the buildings, notably the Old School House, former forge buildings, and the Red Lion public 
house will also be regarded as having communal value based on their current and/or former roles in 
village life. In all cases, in my opinion, as the buildings represent a variety of building types typical of a 
Sussex village, that village location will be an important contributor to their special interests, and the 
surrounding rural landscape will be significant in reinforcing this, particularly those parts of their special 
interests which are drawn from illustrative or aesthetic values. I would therefore consider that the 



surviving rural setting of the buildings will make an important contribution to the special interests of the 
listed buildings and the manner in which these are appreciated.

• In the case of The Old School House the proposed development will, for the reasons set out 
above when considering the impact on the Conservation Area, have a marked effect on the 
currently verdant, transitional nature of this part of Church Road. The proposal would therefore 
detract from the semi-rural character of the setting of this listed building and in particular views 
from it across Church Road, and the context in which it is appreciated in views looking along the 
road in either direction. This will detract from the manner in which its special interest (historical 
illustrative and communal values) as a former village school will be appreciated, as well as its 
aesthetic value. The impact of the development on this listed building will be exacerbated by the 
placement of the access to the site diagonally opposite. In terms of the NPPF I would place the 
harm caused through impact on setting to the special interest of the Old School House and how 
this is appreciated as less than substantial, at the mid-range of that scale.

• In the case of the former forge buildings (Old Forge Cottage and Forge House) I would consider 
that the proximity of the site to the rear of these buildings will have a suburbanising impact on 
their settings and the context within which they are viewed, as well as on the outlook from the 
buildings themselves, which will be affected by both new dwellings and a fairly extensive area of 
car parking which is proposed to the south east corner of the site. Again, as rural village 
buildings, illustrative of a former rural light industry, this suburbanising impact will have a 
detrimental impact on the manner in which their special interests are appreciated, and in 
particular their historical illustrative, aesthetic and communal values. I would place this harm as 
less than substantial, at the mid-range of that scale.

• In the case of the buildings fronting onto the Green (115-116 and 117-118 The Bank), these 
houses overlook the site directly to the rear, and are also seen against the backdrop of the site 
in views from The Green and North Street. Again, as rural Sussex village houses the 
suburbanisation of their settings and the severing of the currently close relationship between 
the buildings and the surrounding countryside will be detrimental to their special interests and 
the manner in which these are appreciated, in particular their historical illustrative and aesthetic 
values. I would place the harm caused as less than substantial, at around the mid-range of that 
scale.

• The Red Lion is located just to the north-east of the site. There may be some visibility of the 
proposed development from the building and from its immediate garden setting, as well as 
impact on the rural character of the backdrop against which it is appreciated from Lion Lane. 
There will also be an adverse effect on the currently rural character of the approach to the 
public house along the adjacent PROW. In my opinion this will be detrimental to its special 
interest, in particular its historical illustrative, aesthetic and communal values, resulting in less 
than substantial harm, at around the mid-range of that scale.
 

In all cases the impact of the proposed development on the settings and special interests of these 
buildings will be contrary to the requirements of District Plan Policy DP34 (Listed Buildings and Other 
Heritage Assets). 
 
NDHAs 
I have commented above on the detrimental impact on the Old Vicarage and the School View Cottages 
(120-121 Church Road). In terms of the NPPF, I would place the level of harm caused as mid-high, to 
assets of a mid-level of interest (the Old Vicarage) and low-level of interest (School View Cottages) 
respectively within the local context. 



 
The Old Fire Station is identified in the submitted Heritage Statement as being mid 20th century in date, 
and although apparently originally constructed as a wheel-wrights workshop it appears to have quickly 
been converted for use as a fire station. It remains in use as a fire station today, and is the smallest such 
building in Sussex. As such, it has both historical and communal value in the local context. As with the 
impact on the neighbouring buildings at The Old Forge and Forge House, the proximity of the site to the 
rear, and the suburbanising impact of the development will in my opinion detract from the rural village 
setting of this NDHA and the contribution this makes to its significance. I would place the level of the 
harm cause as mid-high, to an asset of a mid-high level of interest within the local context. 
 
Turners Hill Church of England Primary School was constructed in 1887 and despite substantial later 
extensions retains its period character. It remains a functioning school, and has architectural, historical 
and communal value within the local context. The impact on this asset will be similar to that described 
above in respect of the Old School House- the site is to the opposite side of Church Road, but the semi-
rural, village setting of the NDHA will be adversely impacted by the creation of the new access through 
the road frontage which would be directly opposite the school. This will result in a mid-level of harm to 
an asset of a mid-high level of interest within the local context.
 
Providence Terrace was constructed in 1901 as a pair of townhouses, with the ground floors later 
converted for commercial use and shop frontages introduced. The buildings retain a number of period 
features including an unusual metal parapet detail, and timber sash and casement windows. The shop 
frontages, although apparently not original, are also attractive, and the pair contribute positively to the 
street scene of Lion Lane and vitality of the village core. As with the listed buildings at The Bank, which 
are just to the south of the Terrace, the proposed development site abuts the rear boundary of these 
properties and would have a marked impact on their rear outlook, as well as potentially the backdrop 
against which they are appreciated in views from The Green. This would in my opinion result in a mid-
level of harm to an NDHA of a low-mid level of interest within the local context.
 
In summary, a large number of designated and non-designated heritage assets at the heart of Turners 
Hill village and on its semi-rural western edge would be adversely affected by the current proposal, 
either directly, or indirectly through impact on setting. I have set out above the levels of harm arising, 
and although in all cases these are placed at less than substantial for the designated assets, the 
cumulative impact on the historic character of the village will be in my opinion significantly detrimental. 
In carrying out the balancing exercise set out in paragraph 215 of the NPPF, we must also be mindful of 
the requirements of paragraph 213 that any harm to, or loss of, the significance of a designated heritage 
asset (from its alteration or destruction, or from development within its setting), should require clear 
and convincing justification, and of paragraph 212 that great weight should be given to an asset’s 
conservation. Paragraph 216 sets out the exercise with respect to NDHAs, and states that the effect of 
an application on the significance of a non-designated heritage asset should be taken into account in 
determining the application. In weighing applications that directly or indirectly affect non-designated 
heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss 
and the significance of the heritage asset.
 
I have not commented here in any detail on specifics of the site layout or the design quality of the 
proposed buildings within it as I understand that the Council’s Urban Design Officer will be doing so, 
however I do have concerns that these aspects of the proposal do not in every way comprise the high 



level of contextual design that we would expect in such a sensitive location, and that this compounds 
the harms identified above to the adjacent heritage assets. 
 
Thanks 
 
Emily 
 
 
Please note that this advice is given at Officer level only and is without prejudice to the formal 
decision of the District Council. 
 
---------------------------------------------- 
Submit your planning application online. 
http://www.planningportal.gov.uk  
---------------------------------------------- 
Emily Wade Ma MSc 
Conservation Officer 
Planning Services 
Tel: +44 (0)1444 477385 
emily.wade@midsussex.gov.uk      http://www.midsussex.gov.uk  
 
 

 
The information contained in this email may be subject to public disclosure under the 
Freedom of Information Act 2000. Unless the information contained in this email is 
legally exempt from disclosure, we cannot guarantee that we will not provide the whole 
or part of this email to a third party making a request for information about the subject 
matter of this email. This email and any attachments may contain confidential 
information and is intended only to be seen and used by the named addressees. If you 
are not the named addressee, any use, disclosure, copying, alteration or forwarding of 
this email and its attachments is unauthorised. If you have received this email in error 
please notify the sender immediately by email or by calling +44 (0) 1444 458 166 and 
remove this email and its attachments from your system. The views expressed within 
this email and any attachments are not necessarily the views or policies of Mid Sussex 
District Council. We have taken precautions to minimise the risk of transmitting software 
viruses, but we advise you to carry out your own virus checks before accessing this 
email and any attachments. Except where required by law, we shall not be responsible 
for any damage, loss or liability of any kind suffered in connection with this email and 

https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.planningportal.gov.uk%2F&data=05%7C02%7CRachel.Richardson%40midsussex.gov.uk%7C61b800a98dd94f16b78108ddfd0f88ed%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C638944965857662567%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=ms0k603WSmdMPVecMYOZ4%2F75Uh8%2FZY9PbM%2Bo1cNgk7s%3D&reserved=0
mailto:emily.wade@midsussex.gov.uk
https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.midsussex.gov.uk%2F&data=05%7C02%7CRachel.Richardson%40midsussex.gov.uk%7C61b800a98dd94f16b78108ddfd0f88ed%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C638944965857686336%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=PZZMnKXx7hFjMH81RyjSDtiBKPlftpmzC6hi15ir9L8%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.electoralcommission.org.uk%2Fi-am-a%2Fvoter%2Fvoter-id&data=05%7C02%7CRachel.Richardson%40midsussex.gov.uk%7C61b800a98dd94f16b78108ddfd0f88ed%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C638944965857710478%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=QegvYL58Yx4MK1vg0Z3J0jEBmyyZqWMSe911B1TuGNQ%3D&reserved=0


any attachments, or which may result from reliance on the contents of this email and 
any attachments. 
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Old Estates Yard & Old Vicarage Field, Turners Hill   
For: Elivia Homes Ref: 4568 
  
Note – Response to Conservation Officer 
Comments  


26 September 2025 


 
 
Introduction 


This note has been prepared by Smith Jenkins Planning & Heritage on behalf of Elivia Homes to respond to 
comments from Mid-Sussex District Council Conservation Officers (dated 17th September 2025) regarding the 
application proposals (ref. DM/25/1467) for the development at Old Estates Yard & Old Vicarage Field, 
Turners Hill (hereafter also referred to as ‘the Site’). 


The Site is allocated within policy THP2 of the Turners Hill Neighbourhood Plan, which includes the provision 
of 44 new homes of a mix of dwellings as well as a new village car park. The proposed development has been 
subject to pre-application discussions with Mid-Sussex District Council (MSDC), and commentary from 
officers through this process have informed the scheme for the Site. 


The pre-application comments from the Conservation Officer requested a detailed Heritage Statement to 
support the application, and identified assets to be looked at as part of the assessment. In addition, it was 
requested that an assessment be undertaken to identify any non-designated heritage assets with the 
potential to be affected by the proposed development, and for more information to be provided on the 
existing buildings within the Site. This was all undertaken as part of the Heritage Statement (dated April 2025) 
produced by Smith Jenkins Planning & Heritage. 


It is acknowledged that change to the Site will result in change to the setting of the surrounding heritage 
assets, as well as to the conservation area, and that this is inevitable to achieve the development required 
by the Site Allocation. However, mitigation through design has been implemented to lessen this impact as 
far as possible, and an understanding of the heritage sensitivities of the area have informed the application 
scheme. 


We provide a summary of the main points from the Conservation Officer’s comments below, organised by 
heritage asset, accompanied by our response. 


 


 


 


 







Old Estates Yard & Old Vicarage Field 
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Summary of Conservation Officer Comments and Response 


Turners Hill Conservation Area 


Comment Response 
 


The proposals will have an ‘adverse 
impact on the character of the 
frontage onto Church Road, which is 
currently verdant, with the existing 
houses set well back behind mature 
hedging and trees.’ 


Within the Heritage Statement (paragraphs 5.22-5.28), it is 
acknowledged that the new entrance to the proposed 
development will alter the experience of Church Road and this 
part of the conservation area. 
 
This is the required location for new access within the Site 
Allocation, and mitigation measures, including the provision 
of additional hedge planting adjacent to the new entrance 
and more planting behind this, have been introduced to 
reduce the visibility of the dwellings in views from Church 
Road. The new housing will additionally be considerably set-
back from the road, in line with the existing character of this 
part of the conservation area, as identified by the 
Conservation Officer. 
  
Whilst the character of the approach into the village will be 
altered, it is disputed that this would be ‘significantly 
detrimental’, as there is awareness of increasing development 
moving east from the junction of Turners Hill Road and Church 
Road, with driveways leading off from both sides of Church 
Road and built form becoming increasingly visible as one 
moves towards the centre of the village. The proposals will be 
a continuation of this existing character. 


‘The creation of a the new access 
breaking through the hedge line, with 
the associated removal of the existing 
trees and hedgerow to the site 
frontage, and regrading of the affected 
area with terraced banks and retaining 
walls flanking the access road, will have 
a fundamental impact on the character 
of this part of Church Road, which as 
above is currently verdant, transitional 
and ‘edge of village’, especially as the 
suburban development within the site 
would consequently be open to view’ 
This would be ‘significantly detrimental 
to the character of the key approach 
into the centre of the village from the 
west along Church Road’ 
‘significant impact on the character of 
the approaches to the village 
centre/Conservation Area along the 
unclassified (?) path and the PROW 
running west from Lion Lane’ 


Within the Heritage Statement, it is acknowledged that the 
change from an open space to a built site will alter the 
experience of the conservation area.  
 
In order to meet the requirements of the Site Allocation, there 
will inevitably result in change to the character of the Site. It 
should be noted that the proposed development provides 
fewer units than the 44 requested within the allocation, and 
this has reduced the density of the built form overall. In 
addition, the design and layout of the scheme has been 
informed by pre-application discussions with MDC officers. 
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Comment Response 
 


‘the open and verdant nature of the 
larger part of the site makes a strong 
positive contribution to the rural 
character of the setting of the heart of 
the Conservation Area, and represents 
a direct connection between the village 
development and the surrounding 
countryside.’ 


Approaches to the village centre from the footpaths to the 
north of the Site already have an experience of rurality 
entering into a more built-up area, with awareness of the 
buildings along Lion Lane in particular in glimpses through the 
trees and hedging that bound the field to the north of the 
Site. The dense boundary treatment, as well as the 
topography of the area falling away considerably to the north, 
limits long-range views of the Site. It should also be noted that 
there were historically buildings along the entire eastern side 
of the Site, within and outside of the conservation area 
boundary, as evidenced within Section 3 of the Heritage 
Statement. There has therefore been change to this area of 
the conservation area and its setting over time, and the full 
extent of the Site has not remained open and undeveloped. 
 
The key experience and understanding of the rural nature of 
the surrounding area is gained from the changing topography, 
with extended views to the north down Lion Lane and North 
Street, as well as views looking south from East Street, 
including across the carpark of the Crown Public House. These 
views allow for appreciation of the hill-top nature of the 
settlement and allowing for expansive vistas across the 
surrounding countryside. The Site is not a part of these far-
reaching, rural, views, and from within the main spaces of the 
conservation area, including Church Street and Lion Lane, 
there is limited appreciation of the open nature of the Site, 
with awareness instead of the built form behind the Old Fire 
Station and the large trees bounding the Site to the north and 
west, which will be retained as part of the proposed 
development. 
 
Whilst the proposals will alter the character of the Site area, 
the connection between the developed area of the village and 
its rural surroundings will be maintained within the wider 
vistas. The approaches into the village moving towards St 
Leonard’s Church from the west and along East Street to the 
east, will remain as a countryside experience shifting into the 
more built-up area of Turners Hill. 
 


The proposed 40 dwellings will ‘have a 
fundamental impact on its nature, as it 
will become a suburban enclave’ 


Concludes less than substantial harm 
to the conservation area at the higher 
end of the scale 


The Heritage Statement acknowledges that harm will be 
caused to the conservation area as a result of the proposals, 
however it is disputed that the level of less than substantial 
harm is at the higher end of the scale. We consider that this 
would be at the lower end of the scale. 
 
As most of the Site lies outside of the conservation area, the 
majority of the impact is on the setting of the asset, rather 
than a direct impact on the character and appearance of the 
built form within the area.  
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Comment Response 
 
 
Whilst there will be some more awareness of built form in 
views from Church Road and The Green, awareness of the 
rural surroundings of the village will continue to be 
appreciated in the extended views to the north and south, as 
well as west down Church Road and east along East Street.  
 
There is also existing awareness of the current, poor-quality 
built form within the Site from the Green, and when looking 
from the Green to all sides, there is a character of the visibility 
of rooflines and glimpsed awareness of built form extending 
beyond the historic core, with the wider rural setting 
appreciable beyond. 
 
This includes the development of Clockfield (permitted in 
2011) to the north-east, which also lies partly within the 
conservation area. The openness of the entrance to this 
development has a marked impact on the experience of the 
area along this stretch of North Street, and this is what the 
proposed development seeks to avoid through the retention 
of as much hedging and new boundary planting as possible. 
 
There will be no awareness of the proposals from the majority 
of Lion Lane, North Street or East Street, and as such the 
proposals will only impact the south-western side of the wider 
conservation area. 
 
In addition, mitigation measures have been included within 
the design of the scheme, including the locations and spacing 
of the proposed dwellings, which are set back from the 
eastern edge of the site to provide breathing space from the 
conservation area, as well as the materials and design of the 
new homes, which have been closely informed by the built 
form within the conservation area. The demolition of the 
existing, poor-quality buildings within the Site and the use of 
this space as a new, landscaped, village car park, will also be 
an improvement to the existing situation in this part of the 
conservation area. 
 
Due to the localised nature of the impact and the mitigation 
measures undertaken, the less than substantial harm to the 
Turners Hill Conservation Area is therefore at the lower end 
of the scale.  


 


The Old Vicarage & School View (NDHAs) 


Comment Response 
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Impact through change to their settings 
including their gardens and access, 
which will ‘be detrimental to the 
currently spacious and verdant setting’ 
 


Within the Heritage Statement (paragraph 5.35), it is 
acknowledged that harm will be caused to the two NDHAs 
due to the substantial alteration of their settings. 
 
It should be noted that NDHAs of any level of interest are still 
of the lowest level of significance in heritage terms, and have 
no statutory protection. As per the assessment carried out 
within the Heritage Statement, the buildings are relatively 
removed from the wider village due to their set-back nature 
and enclosure within hedging, and it is their connection to 
each other that provides the highest contribution to their 
significance. This will remain in-tact, and as such it is 
considered that the harm will be at a low level. 
 
It should also be noted that the proposals will open up the 
front of the plot of the Old Vicarage, and will allow it to be 
better revealed within the streetscape of Church Road and for 
more appreciation of the building and its features of interest. 
 


Mid-high level of harm to buildings of a 
mid-level and low-level of interest 
respectively. 
 


 


The Old School House, 31 Church Road (Grade II) 


Comment Response 
 


‘This will detract from the manner in 
which its special interest (historical 
illustrative and communal values) as a 
former village school will be 
appreciated, as well as its aesthetic 
value’ 
 


Setting 
 
As discussed within the Heritage Statement, the elements of 
the building’s setting that provide a continued awareness of 
its historic rural setting are the open fields appreciable 
alongside the building to the west and south, with increased 
built form leading into the village centre to the north-east.  
 
Due to the density of the hedging and trees that line the north 
side of Church Road, there is no appreciation of what lies 
beyond this from the listed building, and as such it is the 
enclosed, green nature of this space that forms the setting to 
this side of the asset.  
 
The appreciation of the building as a marker of the entrance 
into the village from the west, as well as its connection to the 
existing primary school, are the key ways in which its 
‘historical’, ‘illustrative’ and ‘communal’ values are 
appreciated, and this will not be altered as a result of the 
proposed development, as the line of hedging to the north of 
Church Road across from the listed building will be retained, 
shielding inter-visibility between the asset and the new 
dwellings, and the former school house will remain the 
principal street-fronting presence within the approach to the 
village from this side.  
 


Impact ‘exacerbated’ by the site access. 
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The Site entrance will lie across from the existing primary 
school to the east. Whilst some greenery will be lost to form 
the gap to allow access into the Site, this will not be within the 
immediate vicinity of the listed building, and more will be 
planted to the north-west of the entrance. The new entrance 
will be viewed as one of a number of openings within the 
hedging along this side of Church Road, identifying the 
residential nature of the settlement as proximity to the village 
centre increases. 
 
Aesthetic Value 
 
The aesthetic value of the building is gained from its 
architectural detailing and simple, Georgian design. There is 
no impact on this as a result of the proposals. 
 


Concludes less than substantial harm 
within the middle range. 
 


As the elements of the building’s setting that contribute to its 
significance will be retained, and appreciation of its special 
architectural and historic interest will not be altered, it is 
considered that the significance of the listed building will be 
preserved. 
 
If the Case Officer were to agree with the Conservation Officer 
Comments and conclude less than substantial harm, the fact 
that the interest of the building will remain fully appreciable, 
and it will remain within its existing rural context as a marker 
into the village, means that any harm must be at the very low 
end of the scale of less than substantial. 


 


Old Forge Cottage (Cottage belonging to Paddockhurst Estate) & Forge House (both Grade II) 


Comment Response 
 


Proposals will have a ‘suburbanising 
impact on their settings and the 
context in which they are viewed’. 


The Heritage Statement acknowledges (paragraphs 5.30 to 
5.31) that there will be impact upon the listed buildings as a 
result of change to their wider settings.  
 
As discussed within the conservation area assessment above, 
in order to meet the requirements of the Site Allocation, 
change to the character of the Site will be inevitable. Again, it 
should be noted that the proposed development provides 
fewer units than the 44 requested within the allocation, and 
this has reduced the density of the built form overall. In 
addition, the design and layout of the scheme has been 
informed by pre-application discussions with MDC officers. 
 
Setting 
In order to understand the level of impact, the contribution 
made by the various elements of the setting of the buildings is 
essential. 


Impact also on ‘the outlook from the 
buildings themselves, which will be 
affected by both new dwellings and a 
fairly extensive area of car parking 
which is proposed to the south east 
corner of the site’. 
‘as rural village buildings, illustrative of 
a former rural light industry, this 
suburbanising impact will have a 
detrimental impact on the manner in 
which their special interests are 
appreciated, and in particular their 
historical illustrative, aesthetic and 
communal values’. 
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The two listed buildings are primarily, and best, experienced 
within the context of Church Road and North Street, as they 
front onto this space and form landmark buildings within the 
village centre due to their corner position. This is also where 
appreciation is gained of their connection to each other and 
the rest of the historic buildings within the village, which is 
the key element of their setting that contributes to their 
significance, and where their historical and communal values 
are understood. 
 
There is already awareness of development to the rear of the 
two buildings as a result of the later fire station, hardstanding, 
and the 20th-century workshops and storage buildings that sit 
in this location. This has changed the former open space 
directly adjacent to the buildings, and alongside other later 
development to all sides, has resulted in them being 
experienced within a much more developed setting than they 
had originally. They are now appreciated as buildings within 
an expanded village settlement, rather than as part of a small 
cluster of rural built form within the countryside. 
 
There will be no change to the area closest to the rear of the 
buildings as this is outside of the red line, and where the new 
village car park is proposed to the north, this is an area 
already consisting of hardstanding and used for informal 
parking, which will be improved through the landscape 
approach proposed within the application scheme. 
 
The loss of open space within the wider setting of the 
buildings will have a further impact on the appreciation of 
their historic open setting, however as this has already been 
eroded, it only currently makes a minimal contribution to the 
significance of the assets. 
 
Aesthetic Value 
 
The aesthetic value of the buildings is gained from their 
vernacular architectural detailing and characterful design, 
which is enhanced when the buildings are viewed together 
from Church Road and North Street. There is no impact on 
this as a result of the proposals. 
 


Concludes less than substantial harm 
within the middle range. 


It is agreed that less than substantial harm will result to the 
significance of buildings as a result of the proposed 
development. However, as the buildings maintain their 
connection to each other and the rest of the village centre, 
and the impact will be limited to the already altered wider 
setting, this is at the low end of the scale. 
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115-116 and 117-118 The Bank (both Grade II) 


Comment Response 
 


The buildings are seen with the Site 
behind in views from The Green and 
North Street. 


The Heritage Statement acknowledges (paragraphs 5.30 to 
5.31) that there will be impact upon the listed buildings as a 
result of change to their wider settings.  
 
As discussed above, in order to meet the requirements of the 
Site Allocation, change to the character of the Site will be 
inevitable. Again, it should be noted that the proposed 
development provides fewer units than the 44 requested 
within the allocation, and this has reduced the density of the 
built form overall. In addition, the design and layout of the 
scheme has been informed by pre-application discussions 
with MDC officers. 
 
Setting 
 
In order to understand the level of impact, the contribution 
made by the various elements of the setting of the buildings is 
essential. 
 
The two listed buildings are primarily, and best, experienced 
within the context of North Street and the green, as they front 
onto this space and form landmark buildings within the village 
centre due to their raised standing. This is also where 
appreciation is gained of their connection to each other and 
the rest of the historic buildings within the village, which is 
the key element of their setting that contributes to their 
significance, and where their historical and communal values 
are understood. 
 
The area of the Site closest to the rear of the buildings is 
currently in a poor condition, with hardstanding, informal 
vehicle parking and the 20th-century low-quality workshops 
and storage buildings. This is proposed to be replaced by a 
landscaped village car park, to meet the requirements of the 
allocation, and will be an improvement to the existing 
situation. 
 
As with the neighbouring cottages discussed above, the 
introduction of the fire station and other built form to the 
rear of the listed buildings has changed the former open space 
that they previously backed onto. There were also historically 
buildings along the entire eastern side of the Site, as 
evidenced within Section 3 of the Heritage Statement. There 
has therefore been change to this area of the buildings’ 
setting over time, and it was not fully open and rural even 
before the construction of the fire station and existing 
outbuildings.  


‘the suburbanisation of their settings 
and the severing of the currently close 
relationship between the buildings and 
the surrounding countryside will be 
detrimental to their special interests 
and the manner in which these are 
appreciated, in particular their 
historical illustrative and aesthetic 
values’. 
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The changes to the rear, alongside the other later 
development to all sides of the village core, means that the 
buildings are experienced within a much more developed 
setting than they had originally. It is important to 
acknowledge that, whilst historically part of a rural, low-
density cluster of development, they are now appreciated as 
historic buildings within an expanded village settlement. 
 
The proposed new dwellings will be a maximum of 2 storeys, 
and will as such sit lower than the 3-storey listed buildings 
along The Bank, and the layout of the development has been 
designed to push development back from the eastern edge of 
the Site away from the listed buildings. Where there may be 
glimpsed visibility of the roofscape of the new dwellings in the 
gaps between and adjacent to the assets when looking from 
the green, this will not alter the prominence of the buildings 
in these views. Appreciation will additionally remain of the 
treeline beyond, allowing continued understanding of the 
green nature of the surroundings. 
 
The loss of open space within the wider setting of the 
buildings will have a further impact on the appreciation of 
their historic open setting, however as this has already been 
eroded, it only currently makes a minimal contribution to the 
significance of the assets. 
 
Aesthetic Value 
 
As with the adjacent cottages, the aesthetic value of the 
buildings is gained from their vernacular architectural 
detailing and characterful design, which is enhanced when the 
buildings are viewed together from North Street and the 
green. There is no impact on this as a result of the proposals. 
 


Concludes less than substantial harm 
within the middle range. 


It is agreed that less than substantial harm will result to the 
significance of buildings as a result of the proposed 
development. However, as the buildings maintain their 
connection to each other and the rest of the village centre, 
and the impact will be limited to the already altered wider 
setting, this is at the low end of the scale. 


 


The Red Lion (Grade II) 


Comment Response 
  
Potential visibility of the proposals 
from the building and its garden. 


Setting 
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Impact on the rural character of the 
backdrop of the view when appreciated 
from Lion Lane 


In order to understand the level of impact, the contribution 
made by the various elements of the setting of the buildings is 
essential. 
 
As discussed within the Heritage Statement (page 19), the 
public house is bounded to the west by a border of dense 
trees and vegetation. Even in winter months, this boundary 
treatment, which also runs to the north and south of its plot, 
serves to form an enclosed setting for the building, and 
emphasises its connection to Lion Lane to the east, from 
which the pub is best experienced as a building serving the 
local community in conjunction with the residential buildings 
along the road. This is where the historic and communal value 
of the building is best appreciated. 
 
There is minimal, if any, awareness of the public house from 
the public right of way to the west due to the dense 
vegetation, and this is therefore not a key approach to the 
pub and there is no appreciation of a current. Whilst there will 
be a change in character to this side as a result of the 
development, it will not alter the appreciation of the public 
house or the areas of its setting that contribute to its 
significance (being its connection to the village and Lion Lane). 
In addition, the existing boundary planting to the north of the 
Site will be retained; screening much of the development and 
softening it within views from this side. 
 
In terms of visibility of the proposals in views of the pub from 
Lion Lane, it should be noted that the area of the Site closest 
to the pub is currently used for car parking and will remain in 
this use. The proposed built form is set well back from the 
north-western corner of the Site, further south than the 
neighbouring property adjacent to the pub along Lion Lane. 
Due to the distance and height of the proposals, as well as the 
vegetation bounding the pub and the Site, it is very unlikely 
that any built form will be visible behind the pub in views up 
the lane. If there were to be any visibility, this would be 
heavily screened by the boundary vegetation, and would be 
seen in conjunction with the other built form up Lion Lane. 
This would not alter the appreciation of the interest of the 
listed building. 
 
Aesthetic Interest 
 
The aesthetic value of the public house is gained from its 
traditional, symmetrical 18th-century frontage as well as the 
surviving 16th-century features internally. There is no impact 
on this as a result of the proposals. 
 


Adverse effect ‘on the currently rural 
character of the approach to the public 
house along the adjacent’ public right 
of way. 
‘this will be detrimental to its special 
interest, in particular its historical 
illustrative, aesthetic and communal 
values’ 


Concludes less than substantial harm 
within the middle range. 


As the elements of the building’s setting that contribute to its 
significance will be retained, and appreciation of its special 







Old Estates Yard & Old Vicarage Field 


 
Page 11 


architectural and historic interest will not be altered, it is 
considered that the significance of the listed building will be 
preserved. 
 
If the Case Officer were to agree with the Conservation Officer 
Comments and conclude less than substantial harm, the fact 
that the interest of the building will remain fully appreciable, 
and it will remain within its existing rural context as a marker 
into the village, means that any harm must be at the very low 
end of the scale. 


 


Old Fire Station (NDHA) 


Comment Response 
 


‘the proximity of the site to the rear, 
and the suburbanising impact of the 
development will in my opinion detract 
from the rural village setting of this 
NDHA’ 


It should be noted that NDHAs of any level of interest are still 
of the lowest level of significance in heritage terms, and have 
no statutory protection. 
 
In terms of the proximity of the Site, there is already built 
form to the rear of the fire station in the form of the 20th-
century workshops and garaging, which has severed any 
connection between the asset and the open fields beyond. 
The existing built form, as well as other buildings 
subsequently demolished, have sat to the rear of the fire 
station since its construction and it has therefore never been 
experienced with an open setting to the rear. 
 
The building itself is appreciated along the thoroughfare of 
Church Road as a building within the centre of the settlement, 
intended to serve the local community. Its connection to the 
surrounding built form and the road are therefore the 
elements of its setting that contribute the highest to its 
significance, and it has always been experienced with built 
form to the rear. 


Concludes harm at a mid-high level to 
an asset of mid-high interest. 
 


As the elements of the building’s setting that contribute to its 
significance will be retained, and appreciation of its 
architectural and historic interest will not be altered, it is 
considered that the significance of the NDHA will be 
preserved. 
 
If the Case Officer were to agree with the Conservation Officer 
Comments and conclude harm, the fact that the interest of 
the building will remain fully appreciable, and it will remain 
within its existing context as a building serving the local 
community within the centre of the village, means that any 
harm must be very low. 
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Turners Hill CofE Primary School (NDHA) 


Comment Response 
 


‘the semi-rural, village setting of the 
NDHA will be adversely impacted by 
the creation of the new access through 
the road frontage which would be 
directly opposite the school’ 


It should be noted that NDHAs of any level of interest are still 
of the lowest level of significance in heritage terms, and have 
no statutory protection. 
 
The primary school is currently viewed within the context of 
the busy junction of Church Road and North Street/Selsfield 
Road. Whilst there are open fields to the west of the school, 
the roads that bound it to two sides and the buildings on all 
sides of the junction give it a distinct village-centre character, 
and due to the density of the tree planting to the south in 
particular, it is not experienced as a building within a rural or 
semi-rural setting.  
 
As discussed within the Heritage Statement (paragraph 5.34), 
whilst the new entrance to the Site will change the setting of 
the building to the north, it is already experienced within a 
residential, village-centre context, and the openness of its plot 
will ensure that it retains its prominence within Church Road. 
 


Concludes harm to a mid-high level to 
an asset of mid-high interest. 


As the elements of the building’s setting that contribute to its 
significance will be retained, and appreciation of its 
architectural and historic interest will not be altered, it is 
considered that the significance of the NDHA will be 
preserved. 
 
If the Case Officer were to agree with the Conservation Officer 
Comments and conclude harm, the fact that the interest of 
the building will remain fully appreciable, and it will remain 
within its existing context as an educational building within 
the centre of the village, means that any harm must be very 
low. 
 


 


Providence Terrace (NDHA) 


Comment Response 
 


The proposals would ‘have a marked 
impact on their rear outlook’ and 
possibly the backdrop of views of the 
NDHA from The Green 


It should be noted that NDHAs of any level of interest are still 
of the lowest level of significance in heritage terms, and have 
no statutory protection. 
 
As discussed within the Heritage Statement (page 24 and 
paragraph 5.37), the terrace has a village-centre context, and 
appreciation is retained of its setting within the other, older, 
buildings that form the core of the village. Census records 
additionally indicate that it has always been in retail use, and 
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as such its connection to the rest of the built form in the 
village is the element of its setting that contributes the 
highest to the building's significance. 
 
The Heritage Statement acknowledges that there may be 
some visibility of the roofscape of the proposed development 
in views from the east looking towards the NDHA, however 
this will have no impact on the appreciation of the building as 
a retail unit within a village centre context, or the 
architectural features of its front elevation, which are where 
its significance is gained. 
 


Concludes a mid-level of harm to an 
asset of low-mid interest. 


As the elements of the building’s setting that contribute to its 
significance will be retained, and appreciation of its 
architectural and historic interest will not be altered, it is 
considered that the significance of the NDHA will be 
preserved. 
 
If the Case Officer were to agree with the Conservation Officer 
Comments and conclude harm, the fact that the interest of 
the building will remain fully appreciable, and it will remain 
within its existing context as a commercial building within the 
centre of the village, means that any harm must be very low. 
 


 


Summary of Conclusions on Impact 


Asset Conservation Officer 
Conclusion 


Smith Jenkins Conclusion 
 


Turners Hill Conservation Area Less than substantial harm – at 
the higher end of the scale 
 


Less than substantial harm – at 
the low end of the scale 


The Old Vicarage & School View 
(NDHAs) 


Harm – at a mid level 
 


Harm – at a low level 


The Old School House (Grade II) Less than substantial harm – at 
the middle of the scale 
 


Preserve 


Old Forge Cottage & Forge House 
(Grade II) 


Less than substantial harm – at 
the middle of the scale 
 


Less than substantial harm – at 
the low end of the scale 


115-116 & 117-118 The Bank 
(Grade II) 


Less than substantial harm – at 
the middle of the scale 
 


Less than substantial harm – at 
the low end of the scale 


The Red Lion (Grade II) Less than substantial harm – at 
the middle of the scale 
 


Preserve 


Old Fire Station (NDHA) Harm – at a mid-high level 
 


Preserve 


Turners Hill CofE Primary School 
(NDHA) 


Harm – at a mid-high level 
 


Preserve 
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Providence Terrace (NDHA) Harm – at a mid level 
 


Preserve 


 


Impact on Assets 


We note that the Conservation Officer concludes that the proposals would cause an element of harm to the 
Turners Hill Conservation Area, the Grade II listed Old Forge Cottage, Forge House, 115-116 and 117-118 The 
Bank, and the non-designated The Old Vicarage and School View. Harm to these assets is agreed, and this 
was concluded within the Heritage Statement, however it is disputed that the harm to these assets is at the 
level suggested within the Conservation Officer Comments, for the reasons discussed in detail above, and is 
at a low level for all of these assets.  


In addition, we note that the Conservation Officer also concludes that there would be an element of harm to 
the Grade II Old School House and Red Lion, as well as the non-designated Turners Hill CofE Primary School, 
The Old Fire Station and Providence Terrace. This is also disputed, again for the reasons discussed above, and 
we consider that the significance of these assets will be preserved. There is no discussion of the Grade II listed 
The Crown Public House, which is assessed in the Heritage Statement, within the Conservation Officer 
Comments. It is therefore assumed that there is no impact concluded on this asset, which is in line with the 
findings of the Heritage Statement. 


It must be noted that change or the visibility of a scheme does not automatically equate to harm, and an 
understanding of the existing appreciation of the significance of a heritage asset is essential for identifying 
impacts. The Conservation Officer discusses that the village has a rural character, and whilst this is agreed in 
terms of the far-reaching views that are appreciable to the north and south, as well as the awareness of open 
fields to the east and west as one approaches the settlement, once one is within the village centre, there is 
a much more residential, community-focused character, with awareness of residential development 
stretching away from the historic core.  


Approach to Harm & Decision Making 


Whilst we do not concur with the conclusions of the Conservation Officer’s assessment in terms of the level 
of harm to the conservation area, listed buildings along The Bank and the non-designated Old Vicarage and 
School view, or in terms of harm resulting to the listed Old School House and Red Lion and the non-designated 
primary school, fire station and Providence Terrace, it must be noted that heritage harm should not 
automatically equate to a refusal. 


It must be noted that the engagement of the paragraphs of the NPPF requires different approaches. 
Paragraph 215 (applicable to less than substantial harm to designated heritage assets) requires a balance of 
harm against benefits, whereas paragraph 216 (applicable to non-designated heritage assets) is concerned 
with a balanced judgement having regard to the scale of any harm and the significance of the asset. In respect 
of the latter, this reflects the lower level of significance for non-designated heritage assets. As the NPPF 
advocates, any harm can be balanced against the wider public benefits of the scheme. Public benefits are 
defined in paragraph 8 of the NPPF and are considered to be anything that meets environmental, economic 
and social objectives. 
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Designated Heritage Assets 


In considering 'less than substantial' harm to the designated heritage assets, and as defined by high court 
judgements and appeal decisions, great weight should be given to the statutory duty, particularly that special 
consideration should be given to preservation of the asset. It has been established by high court judgements 
and appeal decisions that consideration should also be given to the means through which that harm can be 
minimised and mitigated. In this case, and as set out in the Heritage Statement and Design and Access 
Statement, mitigation is in built into the design. That is, that during design development, when an adverse 
impact has been identified, consideration has been given as to how that impact can be reduced and whether 
it is absolutely necessary to deliver the scheme and the identified public benefits. In this case, this iterative 
process has been undertaken, with acknowledgement that change is inevitable to the Site in order to meet 
the requirements of the Site Allocation as per policy THP2. 


Non-Designated Heritage Assets 


The NPPF does not set out a requirement to quantify the level of harm to an NDHA in order to undertake the 
balanced judgement, however the officer has identified mid and mid-high harm to the identified assets, and 
we have identified low harm to the Old Vicarage and School View. If the Case Officer were to agree that harm 
is caused to some or all of the non-designated assets, the scale of the limited harm and the low significance 
of the assets as NDHAs should be considered as part of the balanced judgement. 


The public benefits arising from the proposed development, as laid out in the Planning Statement and Design 
and Access Statement, as well as the requirements of the Site Allocation, should also be referred to in order 
to assist with the balancing exercise. 


Summary and Conclusions 


This note has been prepared on behalf of Elivia Homes to address comments raised within the Conservation 
Officer Consultee Response concerning the potential heritage impacts of the proposed development of Old 
Estates Yard and Old Vicarage Field in Turners Hill, an allocated site as part of the Turners Hill Neighbourhood 
Plan. The Conservation Officer’s comments concerning each heritage asset have been taken in turn and 
responded to, followed by an overview of the potential impacts of the scheme and how any impact should 
be approached in order to comply with the policy requirements of the NPPF. 


The Conservation Officer has identified harm to the Turners Hill Conservation Area and the majority of the 
surrounding listed buildings and non-designated heritage assets. It is accepted that a level of harm will occur 
to the conservation area, the Grade II listed buildings of Forge Cottage, Forge House, 115-116 The Bank, 117-
118 The Bank, and the non-designated Old Vicarage and School View, however the level of harm is disputed 
and, as the village is no longer appreciated as a completely rural settlement and the assets all gain their key 
significance from the core of the village and its residential and communal character. It should also be noted 
that the majority of the Site lies outside the conservation area, and the proposals involve the removal of the 
existing poor-quality development which has already altered the setting of many of the assets. In addition, 
mitigation measures, including sensitive design, planting and reduced density compared to the allocation 
requirements, ensure any impacts are limited and localised. Where impact does occur, the assets will retain 
their primary heritage values, including their architectural character, historic connections, and role within 
the village streetscape, and therefore any harm must be at a low level. 
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Visibility or change does not automatically constitute heritage harm. The decision maker should take account 
of the requirements within the NPPF for harm to designated heritage assets to be weighed against public 
benefits (paragraph 215) and for a balanced judgment to be undertaken when harm is concluded to non-
designated heritage assets (paragraph 216). 


Paul Crisp – Director 
Sophie Waite – Senior Consultant 
For and on behalf of Smith Jenkins Planning & Heritage 
26th September 2025 





