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1 INTRODUCTION 
1.1 This Built Heritage Statement has been researched and prepared by RPS on behalf of Bewley 

Homes with regard to the site known as Watermill Bridge, Wash Common, henceforth referred to 

within this report as ‘the Site’ (Figure 1).  

1.2 The Site is located within the Borough of Basingstoke and Deane. It principally comprises an 

irregularly shaped area of land enclosed by the A34 to the west, Andover Road (A343) to the east 

and the River Enbourne to the north. The Site includes Common Farm and its associated agricultural 

buildings, surrounded by a number of pastoral fields. 

1.3 The proposed development comprises the following: 

A hybrid application for a mixed use community, comprising of:  

a. an outline planning application for up to 350 dwellings (Use Class C3) including dwellings for 

older people; a 1,600 square metre community building (Use Class F2(b)); a 1,200 square metre 

Health and Wellbeing Centre (Use Class E(e)) and a 250 square metre convenience store (Use 

Class F2(a)); the provision of open space, allotments, community gardens, a riverside park/nature 

trail, drainage attenuation, landscaping and associated infrastructure; and 

b. a full planning application for the first phase of residential development including 90 dwellings 

(Use Class C3), public open space, associated landscaping and infrastructure works. Full planning 

approval is also sought for access arrangements including a new vehicular access onto the 

Andover Road (A343). 

1.4 The Site contains no heritage assets, nor is it located within a conservation area. There are four 

listed buildings and one locally listed building located within a 500m radius of the Site boundary. 

1.5 Paragraph 194 of the National Planning Policy Framework (NPPF), requires that the significance of 

any heritage assets affected by an application is described, including any contribution made by their 

setting, as the basis from which to understand the potential impact of the proposal on their 

significance. This Built Heritage Statement presents a summary of the relevant legislative framework 

and planning policy at national and local levels, with special regard to policies and guidance relating 

to development within the setting of built heritage assets. It provides an overview of the history of 

the Site and assesses the significance of the identified heritage assets, including any contribution 

made by the Site to that significance. Finally, it includes a description of the proposed development 

and an assessment of any impacts on the significance of the heritage assets. 

1.6 This report satisfies the requirements of paragraph 194 of the NPPF and provides sufficient 

information to enable the Local Planning Authority to reach a decision about the suitability of the 

proposals in relation to built heritage. 

1.7 This Built Heritage Statement should be read in conjunction with submission drawings and other 

supporting documents which accompany the application, including the Design and Access 

Statement. 

1.8 The findings of this report are based on the known conditions at the time of writing and all findings 

and conclusions are time limited to no more than 3 years from the date of this report. All maps, plans 

and photographs are for illustrative purposes only. 
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2 LEGISLATIVE AND PLANNING POLICY 
FRAMEWORK 

2.1 The statutory requirements and national and local policy provide a clear framework for the 

consideration of development proposals that affect the historic built environment. The Planning 

(Listed Buildings and Conservation Areas) Act 1990, provides the overarching statutory 

requirements in the determination and assessment of development proposals in the historic 

environment. The National Planning Policy Framework (NPPF) sets out the Government’s policies 

and requirements at a national level and the Planning Practice Guidance reflects the Secretary of 

State’s views on the way policy should be applied. It is acknowledged that matters of legal 

interpretation are determined in the Courts but the NPPF and the Practice Guidance set out clearly 

the Government’s priorities and aspirations for planning nationally. Historic England documents 

provide technical advice that is designed to explain and assist in the implementation of legislation 

and national policy. This hierarchy of statutory duty, policy and best practice has been used to inform 

the assessment of the application proposals which is included in this statement. 

2.2 The current national legislative and planning policy system identifies, through the National Planning 

Policy Framework (NPPF), that applicants should consider the potential impact of development upon 

‘heritage assets’. This term includes: designated heritage assets which possess a statutory 

designation (for example listed buildings and conservation areas); and non-designated heritage 

assets, typically compiled by Local Planning Authorities (LPAs) and incorporated into a Local List or 

recorded on the Historic Environment Record. 

Legislation  

2.3 Where any development may affect certain designated heritage assets, there is a legislative 

framework to ensure proposed works are developed and considered with due regard to their impact 

on the historic environment. This extends from primary legislation under the Planning (Listed 

Buildings and Conservation Areas) Act 1990. 

2.4 The relevant legislation in this case extends from section 66 of the 1990 Act which states that: 

In considering whether to grant planning permission for development which affects a listed building 

or its setting, the local planning authority or, as the case may be, the Secretary of State shall have 

special regard to the desirability of preserving the building or its setting or any features of special 

architectural or historic interest which it possesses. 

2.5 This requirement means there is an implicit acknowledgement that although a development proposal 

may not affect the physical fabric of a listed building, it is possible to affect its character as a building 

of architectural or historic interest through development that may be located within its setting. 

2.6 The meaning and effect of these duties have been considered by the courts, including the Court of 

Appeal’s decision in relation to Barnwell Manor Wind Energy Ltd v East Northamptonshire District 

Council [2014] EWCA Civ 137. 

2.7 The Court agreed within the High Court’s judgement that Parliament’s intention in enacting section 

66(1) was that decision makers should give ‘considerable importance and weight’ to the desirability 

of preserving (i.e. keeping from harm) the setting of listed buildings. 

National Planning Policy 

National Planning Policy Framework (Ministry of Housing, 
Communities and Local Government, February 2019) 

2.8 The NPPF is the principal document that sets out the Government’s planning policies for England 

and how these are expected to be applied.  
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2.9 It defines a heritage asset as a: ‘building, monument, site, place, area or landscape identified as 

having a degree of significance meriting consideration in planning decisions, because of its heritage 

interest’. This includes both designated and non-designated heritage assets. 

2.10 Significance is defined within the NPPF Glossary as the value of a heritage asset to this and future 

generations because of its heritage interest. Significance derives not only from a heritage asset’s 

physical presence, but also from its setting. The NPPF definition further states that in the planning 

context heritage interest may be archaeological, architectural, artistic or historic. 

2.11 Section 16: Conserving and Enhancing the Historic Environment relates to the conservation of 

heritage assets in the production of local plans and decision taking. It emphasises that heritage 

assets are ‘an irreplaceable resource, and should be conserved in a manner appropriate to their 

significance’. 

2.12 For proposals that have the potential to affect the significance of a heritage asset, paragraph 189 

requires applicants to identify and describe the significance of any heritage assets that may be 

affected, including any contribution made by their significance. The level of detail provided should 

be proportionate to the significance of the heritage assets affected. This is supported by paragraph 

190, which requires LPAs to take this assessment into account when considering applications. 

2.13 Under ‘Considering potential impacts’ the NPPF emphasises that ‘great weight’ should be given to 

the conservation of designated heritage assets, irrespective of whether any potential impact equates 

to total loss, substantial harm or less than substantial harm to the significance of the heritage assets. 

National Guidance  

Planning Practice Guidance (Ministry of Housing, Communities 
and Local Government) 

2.14 The Planning Practice Guidance (PPG) has been adopted in order to aid the application of the 

NPPF. It reiterates that conservation of heritage assets in a manner appropriate to their significance 

is a core planning principle.  

2.15 It is crucial that the significance of a heritage asset is understood and consideration of this 

incorporated into decision making. Paragraph 7 of the guidance explains that heritage assets may 

be affected by, direct physical change or by change in their setting. Being able to properly assess 

the nature, extent and importance of the significance of a heritage asset, and the contribution of its 

setting, is very important to understanding the potential impact and acceptability of development 

proposals. 

2.16 The policy guidance states that a thorough assessment of the impact on setting needs to take into 

account, and be proportionate to, the significance of the heritage asset under consideration and the 

degree to which proposed changes enhance or detract from that significance and the ability to 

appreciate it. 

2.17 The guidance in paragraph 13, refers to the definition of setting in the Glossary of the NPPF. The 

guidance cautions that consideration of the setting must not be limited to a matter of views to or from 

the asset. It advises that the extent and importance of setting is often expressed by reference to the 

visual relationship between the asset and the proposed development and associated visual/physical 

considerations. Although views of or from an asset will play an important part in the assessment of 

impacts on setting, the way in which we experience an asset in its setting is also influenced by other 

environmental factors such as noise, dust and vibration from other land uses in the vicinity, and by 

our understanding of the historic relationship between places. For example, buildings that are in 

close proximity but are not visible from each other may have a historic or aesthetic connection that 

amplifies the experience of the significance of each. 
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BS 7913:2003 Guide to the Conservation of Historic Buildings 

2.18 The British Standard 7913:2003 Guide to the Conservation of Historic Buildings provides guidance 

on the assessment of significance. It states that significance represents a public interest, and the 

planning system, and the policy and legislation which support it, reflect this.  

2.19 In identifying how significance may be assessed it is stated that heritage has cultural, social, 

economic and environmental values, and that the attributes that combine to define the significance 

of a historic building can relate to its physical properties or to its context.  

2.20 The guidance identifies that there are many different ways in which heritage values can be assessed. 

It recognises that some heritage bodies of the United Kingdom have suggested that these fall into 

the following groups:  

a) aesthetic value, derived from ways in which people draw sensory and intellectual stimulation 

from a place (this encompasses things purposely designed for that effect and those that are not (e.g. 

the picturesque, the sublime));  

b) communal value, derived from the meanings of a place for people who relate to it in different 

ways, associations with social groups and individuals (this changes over time);  

c) evidential value, derived from the potential of a place to yield evidence about the past (e.g. 

archaeology);  

d) historical value, derived from the ability of a place to demonstrate or illustrate an aspect of the 

past or association with historic figure or event (for example a battlefield or memorial).  

2.21 The guidance goes further to suggest an alternative approach and to think of a historic building’s 

significance as comprising individual heritage values from a list that might include:  

architectural, technological or built fabric value; townscape characteristics; spatial characteristics; 

archaeological value; artistic value; economic value; educational value; recreational value; social or 

communal value; cultural value; religious value; spiritual value; ecological value; environmental 

value; commemorative value; inspirational value; identity or belonging; national pride; symbolic or 

iconic value; associational value; panoramic value; scenic value; aesthetic value; material value; 

and technological value. 

Overview: Historic Environment Good Practice Advice in 
Planning 

2.22 The NPPF and PPG are supported by Historic England guidance which is intended to inform owners, 

applicants and decision makers when considering changes to historic buildings and places. 

2.23 This published planning advice comes in two forms: 

• Good Practice Advice notes (GPAs) - provide supporting information on good practice, 

particularly looking at the principles of how national policy and guidance can be applied. 

• Historic England Advice Notes (HEANs) - include detailed, practical advice on how to 

implement national planning policy and guidance. 

GPA2: Managing Significance in Decision-Taking in the Historic 
Environment (March 2015) 

2.24 This document provides advice on numerous ways in which decision making in the historic 

environment could be undertaken, emphasising that the first step for all applicants is to understand 

the significance of any affected heritage asset and the contribution of its setting to that significance. 

In line with the NPPF and PPG, the document states that early engagement and expert advice in 

considering and assessing the significance of heritage assets is encouraged. The advice suggests 

a structured, staged approach to the assembly and analysis of relevant information: 
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1. Understand the significance of the affected assets; 

2. Understand the impact of the proposal on that significance; 

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

4. Look for opportunities to better reveal or enhance significance; 

5. Justify any harmful impacts in terms of the sustainable development objective of conserving 

significance balanced with the need for change; and 

6. Offset negative impacts to significance by enhancing others through recording, disseminating 

and archiving archaeological and historical interest of the important elements of the heritage 

assets affected.  

GPA3: The Setting of Heritage Assets (Second Edition; December 
2017) 

2.25 This advice note focuses on the management of change within the setting of heritage assets. This 

document replaces GPA3: The Setting of Heritage Assets (March 2017) and Seeing History in the 

View (English Heritage, 2011) in order to aid practitioners with the implementation of national 

legislation, policies and guidance relating to the setting of heritage assets found in the 1990 Act, the 

NPPF and PPG. The guidance is largely a continuation of the philosophy and approach of the 2011 

and 2015 documents and does not present a divergence in either the definition of setting or the way 

in which it should be assessed. 

2.26 As with the NPPF the document defines setting 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’. 

Setting is also described as being a separate term to curtilage, character and context. The guidance 

emphasises that setting is not a heritage asset, nor a heritage designation, and that its importance 

lies in what it contributes to the significance of the heritage asset, or the ability to appreciate that 

significance. It also states that elements of setting may make a positive, negative or neutral 

contribution to the significance of the heritage asset. 

2.27 While setting is largely a visual term, with views considered to be an important consideration in any 

assessment of the contribution that setting makes to the significance of an asset, and thus the way 

in which an asset is experienced, setting also encompasses other environmental factors including 

noise, vibration and odour. Historical and cultural associations may also form part of the asset’s 

setting, which can inform or enhance the significance of a heritage asset.  

2.28 This document provides guidance on practical and proportionate decision making with regards to 

the management of change within the setting of heritage assets. It is stated that the protection of 

the setting of a heritage asset need not prevent change and that decisions relating to such issues 

need to be based on the nature, extent and level of the significance of a heritage asset, further 

weighing up the potential public benefits associated with the proposals. It is further stated that 

changes within the setting of a heritage asset may have positive or neutral effects.  

2.29 The document also states that the contribution made to the significance of heritage assets by their 

settings will vary depending on the nature of the heritage asset and its setting, and that different 

heritage assets may have different abilities to accommodate change without harming their 

significance.  Setting should, therefore, be assessed on a case-by-case basis.  

2.30 Historic England recommends using a series of detailed steps in order to assess the potential effects 

of a proposed development on significance of a heritage asset. The 5-step process is as follows: 

1) Identify which heritage assets and their settings are affected; 

2) Assess the degree to which these settings and views make a contribution to the significance 

of a heritage asset(s) or allow significance to be appreciated; 
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3) Assess the effects of the proposed development, whether beneficial or harmful, on the 

significance or on the ability to appreciate it; 

4) Explore ways to maximise enhancement and avoid or minimise harm; and, 

5) Make and document the decision and monitor outcomes. 

HEAN12: Statements of Heritage Significance: Analysing 
Significance in Heritage Assets (October 2019) 

2.31 The purpose of this advice note is to provide information on how to assess the significance of a 

heritage asset. It also explores how this should be used as part of a staged approach to decision-

making in which the assessment of significance precedes the design of the proposals.  

2.32 The document illustrates that the first stage in the process to identify the significance of a heritage 

asset is to understand its form and history. This includes the historical development of a building or 

site, an analysis of surviving fabric or features and an analysis of the setting, including the 

contribution that the setting makes to significance.  

2.33 Historic England describes heritage interest within the same context as set out in the NPPF and 

PPG. These are archaeological interest, architectural interest, artistic interest and historic interest. 

The guidance advises that  assessments should describe the likely impact of development proposals  

and the way in which they may affect significance. It also states that efforts should be made to 

minimise harm to significance through the design process, with justification given to any residual 

harm. 

Local Planning Policy 

2.34 The local planning authority for the Site is Basingstoke and Deane Borough Council and 

development on the Site is subject to the following relevant Local planning policies: 

2.35 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. 

2.36 The local planning context is currently prescribed by Basingstoke and Deane Borough Council. The 

Basingstoke and Deane Local Plan (adopted 2016) is up to date and guides planning and 

development in the Borough. The Local Plan 2011-2029 is the principal planning document that sets 

out the vision, spatial strategy and core policies that are used for shaping future development in the 

Borough up to 2029. The policy which remains relevant to this Statement is set out below: 

Basingstoke and Deane Local Plan, Basingstoke and Deane 
Borough Council (adopted 2016) 

Policy EM10 - Delivering High Quality Development 

2.37 All development proposals will be of high quality, based upon a robust design-led approach. 

All development proposals will be required to respect the local environment and amenities of 

neighbouring properties in accordance with the principles set out below. Development proposals will 

be permitted where they (inter alia): 

c) Have due regard to the density, scale, layout, appearance, architectural detailing, materials 

and history of the surrounding area, and the relationship to neighbouring buildings, 

landscape features and heritage assets; 

d) Are visually attractive as a result of good architecture; 
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Policy EM11 – The Historic Environment 

2.38 All development must conserve or enhance the quality of the borough’s heritage assets in a manner 

appropriate to their significance. 

Development proposals which would affect designated or non-designated heritage assets will be 

permitted where they: 

a) Demonstrate a thorough understanding of the significance of the heritage asset and its setting, 

how this has informed the proposed development, and how the proposal would impact on the asset’s 

significance. This will be proportionate to the importance of the heritage asset and the potential 

impact of the proposal; 

b) Ensure that extensions and/or alterations respect the historic form, setting, fabric and any other 

aspects that contribute to the significance of the host building; 

c) Demonstrate a thorough understanding of the significance, character and setting of 

conservation areas and how this has informed proposals, to achieve high quality new design which 

is respectful of historic interest and local character; 

d) Conserve or enhance the quality, distinctiveness and character of heritage assets by ensuring 

the use of appropriate materials, design and detailing; and 

e) Retain the significance and character of historic buildings when considering alternative uses 

and make sensitive use of redundant historic assets. 

Heritage Supplementary Planning Document (March 2019) 

Principle SHA01 – Development within the setting of heritage assets: impact on significance  

2.39 In respect of proposals for development within the setting of heritage assets requiring planning 

permission, proposals should ensure that there is no unjustified adverse impact on significance or 

on the ability to appreciate significance. The council will look for opportunities for new development 

within the setting of heritage assets to enhance or better reveal significance. Proposals that preserve 

those elements of the setting that make a positive contribution to significance, or which better reveal 

significance, will be treated favourably, in accordance with paragraph 200 of the NPPF. 

Principle SHA02 – Development within the setting of listed buildings: design  

2.40 In respect of proposals within the setting of a listed building, particular attention will be paid to design 

issues in the evaluation of proposals. Such proposals will need to respond sensitively to the design 

of the listed building. 

Principle SHA04 – Works within the setting of listed buildings: materials, finishes and 

construction details  

2.41 Materials, finishes and construction details employed in works within the setting of a listed building 

should respect those of the listed building and/or the local vernacular. Natural materials should 

generally be used for works within the immediate setting of a listed building. 
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3 HISTORIC BUILT ENVIRONMENT APPRAISAL 

Historic Development 

3.1 Historic mapping is included in Appendix A. 

3.2 Mid-nineteenth century tithe mapping (1837 East Woodhay, 1838 Highclere, 1839 Newbury, and 

1840 Enbourne tithe maps, Figure 3) depicts the Site as a large area of rural land. To the centre is 

a cottage, which tithe apportionments record as being the property of William Brushwood. 

Brushwood also occupied but did not own the adjacent fields of pasture, known as Goddards 

Meadow. To the south are a small group of mill buildings alongside a large pond, occupied by William 

Collier and owned by the Bishop of Winchester. The eastern portion of the site is divided into 

enclosed, generally rectilinear fields, owned by trustees under the Will of James Poore Comyns and 

occupied by Leander Peaty. The western portion of the site forms part of a large plot of undeveloped 

land and a trackway is shown crossing the area on a SW/NE alignment. 

3.3 The 1873 OS map (Figure 4) shows the Site in greater detail. The mill within the Site is labelled as 

‘Old Blanket Mill’ by this time. The Site otherwise remains unchanged. The western half of the Site 

is depicted as plots of predominantly woodland/unimproved ground, contrasting with the enclosed 

fields to the east. A footpath is shown extending eastwards from the central cottage plot. 

3.4 The 1895 OS map (Figure 5) shows no notable changes within the Site, although there have been 

some more dramatic changes nearby including the construction of the railway which loops down to 

the south west.  

3.5 By the time of the 1911 OS map (Figure 6) a new building has been added in the vicinity of the 

cottage located centrally within the Site, and by 1936 (Figure 7) the mill buildings appear to have 

been demolished and are no longer shown. Further structures have been added centrally and a 

gravel pit with adjacent enclosure is also depicted to the southern area. 

3.6 The 1956 OS map (Figure 8) indicates the woodland in the western portion of the Site had been 

cleared for agriculture by this time. The 1971 OS map (Figure 9) labels the central complex of 

buildings as ‘Common Farm’ and a pond is depicted adjacent to the south. The previous gravel pit 

at the southern extent appears to have been infilled, along with removal of the enclosure. In the 

western portion of the Site, there has been remodelling of field boundaries. 

3.7 By 1999 further building additions have been made to the central farm complex. There are no 

subsequent changes of note on the Site up to the present day (Figure 10). 

3.8 Historic mapping has demonstrated that the Site has remained as predominantly undeveloped, open 

land since at least the eighteenth century up to the present day. Localised mill activity is depicted at 

the southern extent of the Site from the early nineteenth century, along with a cottage plot located 

centrally that developed into a farmstead around the early twentieth century. 

Site Description 

3.9 Photographs of the Site are included in Appendix B, Figures 11-14. 

3.10 The Site is located within the Borough of Basingstoke and Deane. It comprises an irregularly shaped 

area of land enclosed by the A34 to the west, Andover Road (A343) to the east and the River 

Enbourne to the north. A watercourse crosses the Site, draining into the River Enbourne. 

3.11 The central part of the Site is occupied by Common Farm and its associated agricultural buildings. 

None of the buildings are regarded as having any historic or architectural interest. 

3.12 Land within the Site is otherwise in agricultural use, comprising enclosed fields of pasture. The entire 

Site is surrounded by a belt of trees, which is reinforced to the south and west where the Site lies 

proximate to the A34. 
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Assessment of Heritage Assets 

3.13 Four listed buildings and one locally listed building were identified within a 500m radius of the Site, 

with potential to be affected by changes within their settings. These heritage assets were assessed 

using desk-based assessment, supported by a site visit of the site and surrounding publicly 

accessible locations. This scope of assessment is considered to be a proportionate approach to the 

assessment, based upon an understanding of the Site and its surroundings, the significance of the 

heritage assets and the nature of the proposed development. 

3.14 The NPPF defines ‘significance’ as ‘the value of a heritage asset to this and future generations 

because of its heritage interest. That interest may be archaeological, architectural, artistic or historic. 

Significance derives not only from a heritage asset’s physical presence, but also from its setting.’ 

3.15 Further information is provided in the PPG which defines each of the interests as follows: 

‘Archaeological interest: As defined in the Glossary to the National Planning Policy Framework, there 

will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past 

human activity worthy of expert investigation at some point. 

‘Architectural and artistic interest: These are interests in the design and general aesthetics of a 

place. They can arise from conscious design or fortuitously from the way the heritage asset has 

evolved. More specifically, architectural interest is an interest in the art or science of the design, 

construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest 

is an interest in other human creative skill, like sculpture. 

‘Historic interest: An interest in past lives and events (including pre-historic). Heritage assets can 

illustrate or be associated with them. Heritage assets with historic interest not only provide a material 

record of our nation’s history, but can also provide meaning for communities derived from their 

collective experience of a place and can symbolise wider values such as faith and cultural identity’. 

3.16 Historic England’s ‘GPA 3: The Setting of Heritage Assets’ (March 2015, revised December 2017) 

provides a five step process to assess the impact of development within the setting of heritage 

assets. These steps are outlined below:  

Step 1: identify which heritage assets and their settings are affected;  

Step 2: assess the degree to which these settings and views make a contribution to the 

significance of the heritage asset(s) or allow significance to be appreciated;  

Step 3: assess the effects of the proposed development, whether beneficial or harmful, on the 

significance or on the ability to appreciate it;  

Step 4: explore the way to maximise enhancement and avoid or minimise harm; and  

Step 5: make and document the decision and monitor outcomes.  

3.17 This Built Heritage Baseline addresses Steps 1-4 of the guidance, identifying and assessing those 

heritage assets in the surrounding area, the setting and significance of which may be affected by 

the proposed development. A more detailed assessment of impact and mitigation (as required by 

Steps 3 and 4) will be provided prior to the submission of the application, with an initial assessment 

of likely impacts provided in Section 4 of this report. Step 5 lies beyond the scope of this report.  

Yew Tree Cottage, Grade II (List Entry Number: 1237721) 

3.18 Yew Tree Cottage comprises an early nineteenth century house with later alterations (Figure 15). 

The 1838 tithe map for Highclere Southampton, reveals that the property (plot 520) was owned and 

occupied at this time by George Hill, who also owned the adjacent plot (plot 219). The house is 

constructed in red brick with blue brick headers in Flemish bond. Blue bricks are additionally used 

for secondary arches and a platt band on the two-bay front elevation, which is arranged 

symmetrically around the central entrance (with twentieth century porch). The building is two storeys 
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in height. The gabled roof is covered with plain tiles, with end stacks and terracotta pots. There is 

an outshut to the rear beneath a catslide roof. 

3.19 Yew Tree Cottage is statutorily listed at Grade II, defining it as a building of special interest. The 

heritage significance of the house relates to its architectural interest, as an early nineteenth century 

property surviving in good condition and with few alterations (the interior was not assessed at the 

time of listing). The house has historic interest for the way in which it illustrates the historic pattern 

of local development, prior to the development of the A34 which had a dramatic impact upon the 

local area.  

3.20 The setting of Yew Tree Cottage relates most immediately to its private gardens within which it is 

most directly experienced. Outside of the gardens, the house is surrounded by woodland. This 

woodland provides a strong degree of visual enclosure. The house is, however, located in some 

proximity to the A34, the noise of which is intrusive to the experience of the listed building. Prior to 

construction of this road and the re-routing of the A343, Yew Tree Cottage fronted directly onto the 

main road to Highclere. As such, the present day setting of the listed building bears limited 

resemblance to its historic context. 

3.21 The Site is located to the north of Yew Tree Cottage, to the north of the A34. There is no inter-

visibility, nor any historic association, between the two areas. As such, the Site does not contribute 

to the significance of the listed building, or to the way in which this significance  is experienced and 

appreciated.  

Mill at Falkland Farm, Grade II (List entry number: 1092490) 

3.22 The mill at Falkland Farm dates from the eighteenth century and is constructed in red brick. It is 

fronted by a tall rectangular block which rises three storeys, with attics. This element of the building 

is particularly distinctive for its steep crow-stepped gable. There is a lower, two storey section of the 

mill. The statutory list description states that part of the mill still contains wooden machinery and 

other equipment.  

3.23 The Mill at Falkland Farm is listed at Grade II, recognising it as a building of special interest. The 

significance of the Mill at Falkland Farm relates primarily to the architectural interest of its design 

and detailing as a purpose-built mill complex. It has historic interest for the way in which it illustrates 

the historic pattern of local settlement. 

3.24 The setting of the listed building is most immediately derived from its grounds, which includes the 

adjacent stream which gave the mill its source of power. More widely the building’s setting relates 

to the agricultural and pastoral landscape, including the largely modern farmstead of Falkland Farm. 

3.25 The Site lies to the west of the mill, to the far side of the A343. There is a limited historic association 

between the mill and part of the Site, as revealed by the 1838 Highclere, Southampton tithe 

apportionments. The mill (plot 538) was owned at this time by the Earl of Carnarvon and occupied 

by Eleazer Batten. One small plot of land to the far north east of the Site (plot 530) was also owned 

by the Earl of Carnarvon and occupied by the same Eleazer Batten. Batten is recorded as occupying 

a number of plots in this area, including two further plots within the Site (with different owners) and 

outside of its boundary to the east. This slight historic association that is recorded at one point of 

the nineteenth century between the mill and part of the Site cannot be understood on site in the 

present day and is only appreciable with reference to historic mapping. There is some very restricted 

inter-visibility between the two areas, limited to some views looking along the stream where 

overgrowth is set back (Figure 16). There is otherwise a high degree of boundary planting, including 

trees and hedgerows. The majority of the Site, however, does not contribute to the way in which the 

significance and special interest of the listed mill is appreciated, or to the overall significance of the 

listed building.  
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Granary 20 yards south west of Falkland Farmhouse, Grade II (List 
Entry Number: 1092491) 

3.26 This Grade II listed granary lies to the east of the Site, within Falkland Farm. It is not visible from the 

public highway and so the following assessment is based upon the statutory listing description. 

3.27 The listed building comprises an early nineteenth century granary building, constructed with a timber 

frame and raised on six staddle stones. The roof is tiled and the walls are boarded. 

3.28 The listed granary derives much of its significance from its architectural form as a historic, purpose-

built granary. Its timber frame contributes to this significance for the information it retains about the 

building’s construction and evolution. The granary has historic interest for the way in which it 

illustrates the historic agricultural character of the local area. 

3.29 The setting of the listed granary relates most immediately to the surrounding agricultural buildings 

of the farmstead, many of which appear to now be modern in date. The rural fields immediately 

surrounding the farmstead contribute positively to the granary’s setting, revealing its historic context, 

although the use of some areas for the storage of caravans dilutes the agricultural character of the 

listed building’s setting.  

3.30 The Site is located to the west of the granary, on the far side of the A343. There is no inter-visibility 

between the two areas. It is considered that the Site does not contribute to the setting of the listed 

granary, nor does it contribute to an appreciation of its heritage significance.  

Milestone on A343 at approximately NGR 445 626, Grade II (List 
Entry Number: 1419232) 

3.31 This listed milestone dates from the late eighteenth century, with a square base, cylindrical shaft 

and polygonal top. It is inscribed: Sarum 31, Newbury 3, Andover 13 and Oxford 29. It is one of a 

series of other milestones associated with the Andover and Chilton Pond turnpike which opened in 

1766. 

3.32 The heritage significance of this milestone is understood to relate to its age, unusual form and 

historic interest as one of a number of roadside markers which once guided travellers along the 

eighteenth century local road network. Its setting relates principally to the road alongside which it 

was located (now rerouted) and the other milestones situated along its length. 

3.33 The Site lies to the north, on the far side of the A34. The Site does not contribute to the setting or 

significance of the listed milestone.   

Old Station House, Locally Listed Building (Ref: LL/EAS/035) 

3.34 The Old Station House is a locally listed building, located to the west of the Site, on the far side of 

the A34. It comprises the former station manager’s house, dating from the late nineteenth century. 

It was not possible to view the building in any detail from a publicly accessible location, so the 

following description is based on the online description provided by Basingstoke and Deane Council 

(Figure 17).  

3.35 The house is two storeys in height, with a painted brick exterior and detailing in the form of a 

projecting string course of dentil brickwork. The gabled roof is covered with clay tiles, with cusped 

barge boards to the gables. The two-bay house has a two room plan with central front entrance 

(within a modern porch) and two windows arranged symmetrically to each floor. The fenestration of 

the ground floor comprises timber-framed vertical sliding sashes with central glazing bars under 

cambered brick arches. At first floor there are half eaves dormers with cusped barge boards 

matching those on the gables.  

3.36 The local list description states that the building has been included primarily for its historic interest 

and intactness. The property has modest architectural interest of a local level. The setting of the 
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building makes very little contribution to this significance, since the railway line with which it was 

once associated now no longer exists and has been replaced with the busy A34, the noise of which 

intrudes upon the experience of the locally listed building.  

3.37 The Site lies to the north east, on the far side of the A34. There is no inter-visibility between the two 

areas or any historic associations between the two areas. The Site makes no contribution to the way 

in which thelocal interest of the locally listed building is experienced and understood.  
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4 PROPOSALS AND ASSESSMENT OF IMPACT 

Proposals 

4.1 The proposed development comprises the following: 

A hybrid application for a mixed use community, comprising of:  

a. an outline planning application for up to 350 dwellings (Use Class C3) including dwellings for 

older people; a 1,600 square metre community building (Use Class F2(b)); a 1,200 square metre 

Health and Wellbeing Centre (Use Class E(e)) and a 250 square metre convenience store (Use 

Class F2(a)); the provision of open space, allotments, community gardens, a riverside park/nature 

trail, drainage attenuation, landscaping and associated infrastructure; and 

b. a full planning application for the first phase of residential development including 90 dwellings 

(Use Class C3), public open space, associated landscaping and infrastructure works. Full planning 

approval is also sought for access arrangements including a new vehicular access onto the 

Andover Road (A343). 

4.2 Full details of this process and the stages of design evolution are documented in the Design and 

Access Statement as part of this submission. 

Assessment of Impact 

4.3 The Site contains no heritage assets, nor is it located within a conservation area. There are four 

listed buildings and one locally listed building located within a 500m radius of the Site boundary. 

4.4 In assessing potential effects of the proposals, the principal consideration is whether the significance 

of the heritage assets could be harmed by changes within their respective settings, i.e. the 

surroundings in which they are experienced. Potential effects of development in this instance relate 

primarily to visual effects and a modest degree of noise associated with operational residential 

schemes. Potential wider effects on setting (such as historic or cultural associations) have 

additionally been considered as part of this assessment. 

4.5 The relevant legislation in this instance stems from s.66 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 which states that in considering whether to grant planning permission 

for development which affects a listed building or its setting, the decision maker 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. Whilst there is no legislation addressing the 

assessment of harm to non-designated heritage assets, the NPPF makes clear that 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. 

4.6 There is a very low degree of built heritage sensitivity associated with development of the Site. 

Heritage assets to the south and west of the A34 (Yew Tree Cottage (Grade II), the Milestone on 

A343 (Grade II) and the Old Station House (locally listed building)) are located sufficiently far from 

the Site and screened by the thick tree belt to the north of the road that development would not affect 

their settings or significance. The distance of The Granary 20 yards south west of Falkland 

Farmhouse (Grade II) from the Site is such that there is no inter-visibility between the two areas 

and development of the Site would not impact upon its significance, nor the way in which its 

significance is experienced and appreciated.  

4.7 The Mill at Falkland Farm (Grade II) is located to the east of the Site, within verdant surroundings 

alongside the river, enclosed in varying degrees by a range of hedged field boundaries. It is also 

experienced as part of the wider modern farmstead of Falkland Farm, which includes areas of 

caravan storage. There is some limited inter-visibility with the Site’s north eastern boundary via 
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views along the River Enbourne. This potential sensitivity has been considered as part of the concept 

masterplan, with built form stepped well back from the north eastern corner of the Site and areas of 

green space located to the south of the river. As such, the limited intervisibility the listed building 

shares with this corner of the Site is very unlikely to result in views of built form or affect the way in 

which the significance of the mill is currently experienced. 
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5 CONCLUSIONS 
5.1 This Built Heritage Statement has been researched and prepared by RPS on behalf of Bewley 

Homes with regard to the site known as Watermill Bridge, Wash Common. 

5.2 The Site is located within the Borough of Basingstoke and Deane. It principally comprises an 

irregularly shaped area of land enclosed by the A34 to the west, Andover Road (A343) to the east 

and the River Enbourne to the north. The Site includes Common Farm and its associated agricultural 

buildings, surrounded by a number of pastoral fields. 

5.3 The proposed development comprises the following: 

A hybrid application for a mixed use community, comprising of:  

a. an outline planning application for up to 350 dwellings (Use Class C3) including dwellings for 

older people; a 1,600 square metre community building (Use Class F2(b)); a 1,200 square metre 

Health and Wellbeing Centre (Use Class E(e)) and a 250 square metre convenience store (Use 

Class F2(a)); the provision of open space, allotments, community gardens, a riverside park/nature 

trail, drainage attenuation, landscaping and associated infrastructure; and 

b. a full planning application for the first phase of residential development including 90 dwellings 

(Use Class C3), public open space, associated landscaping and infrastructure works. Full planning 

approval is also sought for access arrangements including a new vehicular access onto the 

Andover Road (A343). 

5.4 The Site contains no heritage assets, nor is it located within a conservation area. There are four 

listed buildings and one locally listed building located within a 500m radius of the Site boundary. 

5.5 There would be no impact to the setting or significance of Yew Tree Cottage (Grade II), the 

Milestone on A343 (Grade II) and the Old Station House (locally listed building). These heritage 

assets are located sufficiently far from the Site and screened by the thick tree belt to the north of the 

road that development would not affect their setting or significance.  

5.6 The distance of The Granary 20 yards south west of Falkland Farmhouse (Grade II) from the 

Site is such that there is no inter-visibility between the two areas and development of the Site would 

not impact upon its significance, nor the way in which its significance is experienced and 

appreciated.  

5.7 The proposed development has been designed with respect to the small degree of inter-visibility 

between The Mill at Falkland Farm (Grade II) and the Site. New built form would be set well back 

from the north eastern corner. As such, the limited intervisibility of the listed building with this corner 

of the Site is very unlikely to result in views of built form or affect the way in which the significance 

of the mill is currently experienced. 
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1873 Ordnance Survey Map
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Figure 5

1895 Ordnance Survey Map
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Figure 6

1911 Ordnance Survey Map
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Figure 7

1936 Ordnance Survey Map
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Figure 8

1956 Ordnance Survey Map
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Figure 9

1971 Ordnance Survey Map
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Figure 10

2020 Google Earth Image
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Figure 11: View from within the Site looking westwards along the access drive to Common Farm, with flanking 
fields of pasture. 

 

Figure 12: The central cottage of Common Farm is much altered, with various extensions. 



REPORT 

 

 

JCH01343  |  FINAL  |  October 2021 

rpsgroup.com 

 

Figure 13: The modern farm complex within Common Farm.  

 

 

Figure 14: View of the western parts of the Site, comprising fields of pasture. Development along Wash Water 

can be seen through the tree belt to the north.   
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Figure 15: View of Yew Tree Cottage, surrounded by mature tree planting and the A34 to the left of the 

photograph.  

   

Figure 16: View of the Mill at Falkland Farm (Grade II), from the A343. The Site boundary lies to the other side 

of the road. 
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Figure 17: View of the Old Station House (locally listed building) 
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