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Dear Ms Griffiths

T&CP (Development Management Procedure) (England) Order 2015
& Planning (Listed Buildings & Conservation Areas) Regulations 1990

OS PARCEL 4347 EAST OF PIPAL COTTAGE, OXFORD ROAD, KIDLINGTON
Application No. 23/01233/OUT

Thank you for your letter of 8 August 2023 regarding the above application for planning permission. On the basis of the information available to date, we offer the following advice to assist your authority in determining the application. 

Historic England’s statutory remit on these proposals, relates to the potential impact the proposed development may have on the setting of the Grade II* listed St Frideswide Farm situated adjacent to the eastern boundary of the application site. The proposals are also likely to impact a number of non-designated heritage assets and have the potential to reveal undiscovered archaeological deposit, which we recommend you seek the advice from your Council’s Conservation Officer and County Archaeologist. 

Historic England Advice

Significance of the application site 

The application site consists of agricultural fields to the east of Oxford Road. The site does not contain any designated heritage assets, but the Grade II* farmhouse of St Frideswide, its associated garden wall (Grade II) and outbuildings (some could be considered curtilage listed or non-designated heritage assets) lie immediately to the east of the application site. 

The farmhouse is 16th-century in origin and may have replaced an earlier manor house associated with the nearby Cutteslowe Deserted Medieval Village. The house has undergone a number of adaptations throughout the 17th, 18th and 20th centuries, however, remains a good example of what is a reasonable grand 16th-century farmhouse. It is Grade II* listed due to its early fabric, intact nature, and the ability to understand its long history. 

The application site forms part of the historic farmland of St Frideswide’s and positively contributes to its rural setting, which makes a strong contribution to the significance of the historic farmstead. As former farmland associated with St Frideswide, as well as the historic association, the land contributes to the understanding of this as a working farm in a rural location. Historic mapping confirms the main approach to the farmstead, as it is today, is along a track that crossed the application site. There are also two Public Rights of Way (PROW) that cross close to the farmstead. The farmhouse isn’t appreciable from either of them, but some of the associated farm buildings can be. These approaches across rural fields, contributes to the agricultural context the farmstead is seen and experienced within. 

Impact of the proposals 

The proposed development would create a new large suburban development in what is currently open fields to the east of St Frideswide. An existing thick band of trees divides the site from the farmhouse, with the primary school proposed approximately 120 metres from the listed building. 

In terms of views, there is limited intervisibility from the farmhouse to the north and west due to the dense woodland screening. There are however more open views to the south, overlooking agricultural landscape and back to the farmhouse. Due to the density, proximity and scale of the development there is the potential for the development to be glimpsed in these views. 

We do note that the Landscape and Visual Impact Assessment notes a major/moderate change will be effected on St Frideswide’s Farm, reducing to moderate once additional screening matures. 

The maximum height of the proposed school would be at 11 meters, which when the topography of the land into account, could introduce a substantial building very close to this Grade II* building, which would be at odds with its vernacular scale and dominant the farmhouse, which historically has been the focal point in the surrounding landscape.

The development will also be noticeable when walking along the Public Rights of Way that cross the fields to the south of the farmhouse, where the close relationship of the historic farmstead to the rural landscape can be appreciated.

Even if visibility of the development to and from the farmhouse is negligible, the scale of the development would have wider impacts on the rural feel of the farmstead and on the setting of the building. As Historic England’s setting guidance and the NPPG make clear, the historic connection between places, the kinetic experience of approaching a place, and factors such as noise can often contribute to the setting of a listed asset. This development would bring the suburbs very close to the farmhouse, removing is rural surrounding to the west, and will be both visible and appreciable (for example, through noise and light pollution) on the approach road and Public Rights of Way to the farmhouse. 

On the basis of the information available, the scheme would cause harm to the significance of St Frideswide Farm by eroding its rural setting. In the language of the NPPF the harm would be less than substantial. We judge this would fall between a low to moderate level of harm, however in order to provide a more precise assessment we recommend your council seeks photomontages and site wide elevations.  

Relevant local and national planning policies
 
The site is allocated in the adopted Cherwell Local Plan 2011-2031 Partial Review (September 2020) known as  ‘Site PR6a, Land East of Oxford Road’ for up to 690 dwellings, a primary school, local centre, play areas, allotments, retained agricultural land (3 hectares), an extension to Cutteslowe Park (11 hectares) and a green infrastructure corridor (8 hectares). This application is seeking to increase the number of residential units than has been allocated to up to 800 dwellings. 

A Development Brief for the site was prepared by Cherwell District Council in collaboration with key stakeholders in August 2022. The heritage and archaeology development principles are set out in section 6.7, which states that ‘Development close to the listed Farmhouse and its curtilage is to be of an appropriate scale and design to complement and be subservient to the main Farmhouse building, and respect its setting including consideration of noise, views and lighting impacts’.

The National Planning Policy Framework (NPPF) sets out guidance on the application of these duties, and makes clear that any harm to a designated asset, including through development in its setting, must be clearly and convincingly justified and weighed against public benefits (para.200 & 202). Decision takers are also encouraged to seek opportunities for new development within the setting of heritage assets to enhance or better reveal their significance (Paragraph 206).

Historic England has produced Good Practice Advice Note 3 ‘The Setting of Heritage Assets’, which provides a framework to help local authorities assess the impacts of development within the setting of heritage assets. It defines setting as ‘the surroundings in which an asset is experienced’. This emphasis on experience allows us to think about setting not only in terms of intervisibility of assets and new development, but also to consider impacts in terms of how they affect our understanding of the historic development or function of historic places.

Historic England’s Position 

The proposals would cause some harm to the significance of the farmhouse through the erosion of its rural setting.

We recognise this is an allocated site, and therefore have no in-principle objection to the site’s development. In order to deliver the allocation, we accept that some harm to the setting of St Frideswide is unavoidable, however in our view more could be done to demonstrate that this harm has been minimised. NPPF paragraph 195 requires you to seek such opportunities, and we encourage you to do this before weighing any remaining harm against any public benefits of the application. 

To help in this regard we recommend your council seeks photomontages of the development so the impacts on St Frideswide Farmhouse can be better understood. This information would also aid in identifying if there are opportunities to deliver the development in less harmful ways, such as, if the quantum of development was reduced to align closer to the site’s allocation or mass redistributed to less sensitive parts of the site. This may allow more space for adequate screening and more meaningful buffer between the development and the farmhouse to be established.

At present we are not aware of any heritage related public benefits that would be delivered as part of the scheme. There may be opportunities to secure heritage-related public benefits for St Frideswide and the group of historic farmstead buildings within its curtilage, as encouraged by paragraph 190 of the NPPF. The condition of these assets is mixed, and so there could be scope to make improvements to their physical condition to help alleviate the harm to their setting, which is in part unavoidable. We suggest that condition surveys for the historic farmstead buildings is acquired to see if there is a suitable package of work which could be pulled from that and developed so that the application could secure funds/agreed scope of work for these heritage assets.

Recommendation

Historic England has concerns regarding the application on heritage grounds.

We consider that the issues and safeguards outlined in our advice need to be addressed in order for the application to meet the requirements of paragraphs 195 and 202 of the NPPF.

In determining this application you should bear in mind the statutory duty of section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability of preserving listed buildings or their setting or any features of special architectural or historic interest which they possess.

Yours sincerely


Andrew Scott
Inspector of Historic Buildings and Areas
E-mail: Andrew.Scott@HistoricEngland.org.uk

cc: Joyce Christie, Cherwell District Council
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