




























South Downs National ParkSouth Downs National Park
3.6	 The South Downs National Park (SDNP) extends around 

the northern edge of Bishop’s Waltham, beyond the 
B2177. It does not cover land on or adjacent to the site; 
however, the landscape character, special qualities 
and its outlines & priorities taken from the SDNPA 
Partnership Management Plan have been considered 
when developing the vision for the site. Those of 
relevance are summarised below with associated text 
to express how we are contributing to each with the 
proposed development.

Outcome 1: Landscape & Natural BeautyOutcome 1: Landscape & Natural Beauty
•	 Priority 1.1 Protect Landscape Character: To protect 

and enhance the natural beauty and character of the 
National Park and seek environmental net-gain from 
any infrastructure projects.
	» Development on the site seeks to deliver a Biodiversity Net 

Gain on site. There is no intervisibility between the site and 
the SDNP so therefore the natural beauty and character of 
the designated area will not be affected.

•	 Priority 1.2 Create Green Infrastructure: To improve 
green and blue infrastructure to deliver nature 
recovery networks and connect people to nature 
within and around the National Park.
	» Development on the site comprises a robust and natural 

green and blue infrastructure strategy with a wide mixture 
of planting typologies which provide connectivity (people 
and nature) with the wider landscape. The existing footpath 
forming part of the Allan King Way is retained within a 
large green corridor, with multiple connections flowing 
eastwards towards the SDNP at The Moors.

Outcome 3: Habitats & SpeciesOutcome 3: Habitats & Species
•	 Priority 3.1 Join Up Habitats: To create, restore and 

improve areas of priority habitat to be more, bigger, 
better, and joined up at a landscape scale.
	» A network of habitats are proposed throughout the 

development proposals, including species-rich grassland, 
trees and shrubbery of local provenance, to support and 
increase the population of a variety of species in the local 
area.

Outcome 5: Outstanding ExperiencesOutcome 5: Outstanding Experiences
•	 Priority 5.2 Improve Accessibility: To improve 

accessibility through a network of high-quality routes 
connecting communities with the landscape, heritage, 
attractions and transport hubs and gateways.
	» Upgrades will be made as part of the proposals to promote 

connectivity to the footpath network and nearby features, 
including the SDNP, Bishop’s Waltham Palace and the 
transport hub. This will include enhanced pedestrian links 
in the corners, a network of new footpaths, and way-finding 
signs and interpretation boards to provide information 
about the local area..

•	 Priority 5.3 Encourage Sustainable Transport: To 
encourage sustainable access into and around the 
National Park, encouraging the retention and expansion 
of rural transport services.
	» The site is located in an inherently sustainable location, 

close to nearby facilities, schools and places to work. The 
site is well placed to facilitate trips on foot or by bicycle, or 
nearby bus routes to rail services.

Outcome 9: Great Places to LiveOutcome 9: Great Places to Live
•	 Priority 9.1 Increase Affordable Housing: To increase 

affordable housing stock in the National Park, 
with focus on exemplary design and using local 
sustainable materials.
	» Although the site is not within the SDNP, it’s affordable 

housing provision will be 40% of the homes delivered which 
will contribute to the much needed affordable homes in 
the Winchester District. These will built to a high standard 
from a 5-star housebuilder, drawing upon the surrounding 
vernacular to create a locally distinctive development.

•	 Priority 9.2 Support Vibrant Communities: To support 
community-led initiatives which enhance the towns, 
villages and landscapes of the National Park.
	» The safeguarding of more than 6.5ha for publicly accessible 

open space, with woodland, grassland and active green 
space, promote physical health and well-being to the 
wider community.

ConclusionConclusion
3.7	 The site is outside the designated boundary of the SDNP 

and would not be considered to be within the immediate 
setting due to the presence of Bishop’s Waltham 
settlement in between. There is no intervisibility with the 
SDNP from the site due to its location at the southern 
edge of Bishop’s Waltham with existing settlement and 
mature tree cover along its northern boundary.

3.8	 Although the site will not directly affect the SDNP, it 
seeks to promote and enhance the priorities set out 
within the SDNPA Partnership Management Plan 2020-
2025 (https://www.southdowns.gov.uk/wp-content/
uploads/2020/04/SD_PMP_2019_F_22-FINAL.pdf). 
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•	 New development will incorporate 
appropriate planting with sufficient space 
for mature growth to respect the overall 
rural character of Bishop’s Waltham.

•	 A sustainable Drainage (SuDS) feature will 
be provided in the lower part of the site, 
along the western boundary, to manage the 
run off of surface water. The SuDS feature 
will be appropriately vegetated and will 
become an important landscape feature 
providing new habitats for wildlife.

•	 Public open spaces, and in particular 
children’s play spaces are well overlooked 
by the surrounding built form.

•	 Architectural details which promote natural 
surveillance, and the active overlooking 
of spaces will be included in the future 
detailed design of dwellings, through 
window positioning, offering further angles 
of natural surveillance.

•	 Development parcels are designed to 
accommodate the required minimum back-
to-back distance to ensure rear gardens are 
enclosed and protected, providing private 
rear amenity space for all dwellings.

•	 A clear hierarchy of streets is proposed 
creating an integrated movement network. 
Variation in the street types proposed aids 
in the creation of a legible and permeable 
development, whilst also providing for, 
and encouraging pedestrian and cycle 
movement, and delivering necessary 
vehicular connections.

Botley Road, Bishop’s Waltham� Vision Document    23







CharacterCharacter
6.4	 The external appearance of the new homes will respect the vernacular of Bishop’s 

Waltham and the local area and potentially incorporate elements from the 
local vernacular into the design of the new development, to complement the 
local character.

6.5	 The new homes will not directly replicate the settlement’s vernacular, but draw 
upon local building styles, details, and materials to create visual cohesion. At the 
same time, incorporating a more contemporary approach to the appearance and 
built form will contribute to bringing the development into the 21st century, so that 
making it an attractive, high-quality and sustainable place to live.

6.6	 The following general principles will guide the design of the new dwellings:

•	 Simple Built Form: Buildings will be designed with a simple form and an 
appropriate level of detailing that complements Bishop’s Waltham vernacular.

•	 Unity: New homes will convey an impression of unity relieved by minor points of 
detail, materials, and grouping, producing variety with harmonious identity.

•	 Key Buildings: Key buildings using special details and/or increased massing will 
be used in key locations.

•	 Corners: Houses on corners should have dual-frontages and use features such 
as bay windows to emphasise their pivotal position as well as promote natural 
surveillance throughout the new development.

•	 Materials: A restrained palette of materials should be used, and these building 
materials should be sympathetic to the local vernacular. The choice of materials 
should be consistent with local colours.

Access ArrangementsAccess Arrangements
6.7	 Access into the site is to be provided via a T-junction off Botley Road, which has 

been designed based on visibility requirements informed by ATC recorded speeds 
along Botley Road. A footway is to be provided from the site access and will extend 
along the internal hedgerow away from the carriageway. This footway will connect 
to the existing PRoW which extends along the northern boundary of the site – 
providing a sustainable connection into the centre of Bishop’s Waltham.

6.8	 Hampshire County Council (the Highway Authority) confirmed via a pre-
application that it raises no in-principle objection to the new access being 
provided via Botley Road in highway impact terms.
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Heritage Note. 

Land East of Botley Road, Bishops Waltham. 

Prepared by:   BA(Hons) MSc ACIfA IHBC 
Director 

 

Introduction 

Pegasus Group have been appointed by Bellway Homes Ltd. (Wessex) to provide Heritage advice in 
regard to the development of Land East of Botley Road, Bishops Waltham.  

The principal focus of our involvement to date has been the identification of heritage assets that have 
the potential to be sensitive to the development of the Site, and how any potential impacts can be 
minimised or removed via design.  

The above has been informed by onsite assessment and initial archival research. Onsite assessment 
included a joint site visit with design colleagues to discuss layout and design options 'onsite', alongside 
liaison with landscape colleagues. Accordingly, potential heritage 'constraints' and 'opportunities' have 
informed the design process from the start.  

The Project Team have engaged with Historic England via their independent Pre-Application advice 
services. This has included at meeting with Johanna Short, Inspector of Ancient Monuments, and 
provision of the emerging Framework Plan which is the subject of this document. The Pre-Application 
response from Historic England is included within this Vision Document.  

The Historic Environment 

There are no built heritage assets located within the bounds of the Site; however, it is located adjacent 
to the boundary of the Bishops Waltham Conservation Area and in proximity to the grouping of heritage 
assets associated with the Bishops Waltham Palace complex.  

A site visit was undertaken by a Heritage Consultant from Pegasus Group in January 2024, during which 
the Site and its surrounds were assessed.  

In accordance with 'Step 1' of GPA3 - The Setting of Heritage Assets, consideration was made during the 
site visit, based upon professional judgement and on-site analysis, as to whether any of the designated 
heritage assets present within the surrounding area may include the Site as part of their 'setting' which 
positively contributes to their overall heritage significance, and whether, as a result, the assets may 
potentially be sensitive to the development of the Site.  

This concluded that the following designated heritage assets have the potential to be sensitive to the 
development of the Site: 

• The Bishops Waltham Conservation Area (henceforth referred to as the 'BWCA'). 

• The group of heritage assets associated with the Bishops Waltham Palace 
(henceforth referred to the as ‘BWP’) complex.  
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• The Grade II* Listed Church of St Peter, located within Bishops Waltham.  

Consideration was also made during the onsite assessment in regard to potential heritage related 
'constraints' and 'opportunities' associated with the development of the Site to inform the master 
planning process – see further below. 

Bishops Waltham Palace Complex  

The BWP complex comprises the following designated heritage assets, and is also located within the 
bounds of the BWCA: 

• Scheduled remains (standing and below ground) of the palace and its associated fishponds, 
located c.5m (the width of Botley Road) from the Site boundary at its closest point. 

• Grade II* Listed Palace House, located c.160m north of the Site. 

• Grade II Listed Granary, located c.131m north of the Site. 

• Grade II Listed Stables, located c.220m north of the Site. 

The BWP complex lies on the southwestern edge of the settlement, west of Botley Road and south of 
Station Road. Modern development lies to the north and east of the complex, with open agricultural 
fields to the south. The complex is understood and experienced (both from within its bounds and 
beyond) as set within an urban complex. The built form of the settlement (historic and modern) and 
road network is viewed from, and in conjunction, with the complex. The busy road network is also clearly 
audible from within the bounds of the complex.  

The surrounds of the complex are currently evolving with construction having commenced on the 
redevelopment of land immediately to the west of the Scheduled area, which comprises the conversion 
of Bishops Mill for residential use (a historic mill building associated with the complex) and the 
construction of a 66 bed Care Home, 38 Assisted Living Units, 19 family houses and 12 affordable homes. 
Under the approved development, 3 storey development will be introduced adjacent to the Scheduled 
Monument.  

The approved development will result in a notable change to the immediate surrounds of the BWP 
complex to the west and further enclose the complex within an urban environment. It is noted that 
Historic England and the LPA Conservation Officer did not object to the proposals (which also included 
some enhancement works to the Scheduled Monument) with the Committee Report concluding that 
the proposals would result in less than substantial harm to Listed Buildings with the BWP complex and 
no harm/enhancements to the Conservation Area and Scheduled Monument.  

A review of archival sources indicates that the Site which is the subject of this document did not form 
part of the immediate landholdings or gardens associated with the BWP complex, with these defined to 
the southwest by the boundary wall which lines Botley Road and Bishops Lane. The Site did, however, 
fall within the bounds of the large deer park associated with the complex, with the treelined ditch and 
bank feature which defines the northern boundary comprising a park pale (known locally as the ‘Park 
Lug’). The Historic Environment Record (HER) indicates that the deer park extended across a large area 
to the south and west of the existing settlement of Bishops Waltham, with much of the area having been 
subject to development or subdivided for agricultural use. Beyond the presence of the park pale to the 
north, the Site does not read as forming part of a deer park, rather is read simply as a small agricultural 
field. 
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Not all parts of the Scheduled Monument were accessible at the date of survey; however, it was 
identified that the Site was visible from areas around the ruins which are freely open to the public. From 
such areas the Site is glimpsed as an area of undeveloped green space on the edge of the development, 
read alongside modern development, and from within the vicinity of the Listed Buildings is understood 
as being set away from the defined area of the complex. It is anticipated that the Site will also be visible 
from the wider former garden areas to the southeast of the ruins (as marked by the boundary wall) and 
from Palace House.  

The Site is not readily experienced in conjunction with the complex from the existing settlement areas 
to the north, east and west of the complex. It is, however, experienced on the approach to the 
settlement along Botley Road from where glimpsed views of the Listed Buildings and Scheduled ruins 
are obtainable alongside views of the boundary wall of the complex.  

The Site is visible as one travels southeast along Bishops Lane which runs along the southern edge of 
the Scheduled Area and which forms part of the Pilgrim's Way PRoW. From this location the Site is 
viewed as an area of undeveloped land on the edge of the settlement.  

The BWP complex, in particular the boundary wall and Palace House, is also visible from western part of 
the Site. Filtered views of the Scheduled ruins are available through the trees during the winter months, 
with greater screening anticipated during the summer.  

The emerging development to the west of the BWP complex will be readily experienced in views from 
Botley Road and the Site.  

Overall, the Site is considered to form part of the 'setting' of the BWP complex which contributes to its 
overall heritage significance by virtue of the historic associative connection (albeit acknowledging the 
limited understanding of this ‘on site’) and the visual connections noted above. This particularly relates 
to the Scheduled Monument and Listed Palace House. 

Bishops Waltham Conservation Area 

In summary the BWCA covers the historic core of Bishops Waltham, with the boundary located adjacent 
to the Site. Based upon onsite analysis the only aspects of the BWCA which are considered to be 
sensitive to the development of the Site are the area which covers the Palace complex (referred to as 
Character Area A in the BWCA Appraisal) and the approach / exit from the BWCA (specifically character 
Area A) along the Botley Road.  

The BWP complex contributes to the character and appearance of the southern part of the BWCA (as 
defined by Character Area A), and also contributes to the understanding of the historic development of 
the settlement. The experience and appreciation of the BWP complex set out above is applicable in the 
consideration of the contribution which the complex makes to BWCA.  

With regard to the Botley Road approach, this can be characterised as a semi-verdant road with a 
transitional character. Views are channeled northwards towards the settlement by the hedgerows which 
line in, with glimpsed views to the lower valley, BWP complex and settlement to the west and northwest, 
and agricultural land to the east (the Site).  

The settlement edge is marked by the boundary wall of the BWP complex, the gable of Strathavon and 
the garage of Crown Hill Cottage. The latter is a fairly recent introduction having been approved in 2019 
alongside the accompanying new dwelling to the east. The wider settlement visible comprises an 
eclectic view of buildings and roofscapes, in the tower and cupola of the Church of St Peter.  
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The overall composition and character of the view and approach, as described above, is considered to 
contribute to the significance of the BWCA. The current character of the Site, including the hedgerow 
boundary, forms one part of the transitional character and experience of the approach. As one exits the 
BWCA on Botley Road there is a clear distinction and transition in experience as one approaches and 
moves beyond the southern end of the BWP complex boundary wall and Strathavon and Crown Hill 
Cottage and into the undeveloped hinterland beyond. Again, the Site forms part of the transitional 
character of the exit.  

Grade II* Listed Church of St Peter 

The Church of St Peter is located c.540m north of the Site within the historic core of the settlement. As 
discussed above, the Church is visible on the approach to the settlement along Botley Road and views 
of the Church are also obtainable from the western part of the Site where it is seen with the southern 
part of the settlement in the foreground. 

Views of the Church from these locations, whilst incidental, are considered to form part of the ‘setting’ 
of the asset which contributes to its overall heritage significance, albeit to a minor degree. 

Emerging Framework Plan 

The emerging Framework Plan has been carefully developed in response to 'constraints' and 
'opportunities' identified by all relevant disciplines involved in the project. This includes the 
consideration of heritage and landscape matters, and more technical issues such as drainage and 
highways.  

With specific regard to the consideration of the historic environment the following design measures 
have been incorporated into the emerging Framework Plan, as detailed on DWG No. P22-
1091_DE_004_D_01: 

• The inclusion of a 'set back' from the western boundary of the Site and retention of a strong 
hedgerow boundary along Botley Road. 

The Framework Plan details the setting back of development away from Botley Road, with an 
area of open space (incorporating required surface water drainage features) situated between 
areas of built form and the road. Built form would not extend closer to Botley Road than Crown 
Hill House to the north of the Site. The existing hedgerow along Botley Road would be retained 
and further 'layered' vegetation boundaries introduced between the road and proposed built 
form.   

The above would help to minimise potential impacts on the character and composition of the 
approach to the BWCA, retain views of the Church of St Peter (from within the Site and Botley 
Road) and soften the appearance of new development when viewed from within the bounds of 
the BWP complex.  

• The inclusion of a 'set back' from the park pale (‘Park Lug’) and the PRoW which runs along 
the northern boundary of the Site. 

The Framework Plan details built form as set away from the northern edge of the Site, with the 
existing PRoW retained within a wide area of open space. The area of open space and areas of 
built form would be separated by a vegetation boundary. 

This arrangement would retain the PRoW (which includes the Pilgram’s Way) within a green 
corridor and allow for an appreciation of the Park Lug.  
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• The inclusion of areas of open space which facilitate views back to the historic core of the 
settlement and the BWP complex. 

The location of areas of open space were carefully considered by heritage and urban design 
consultants during a site visit, and has also been informed by 'constraints' and 'opportunities' 
associated with other disciplines (in particular landscape). As proposed, views of the historic 
core of the settlement and the BWP would be obtainable from numerous locations. 

Although not shown on the Framework Plan, it is intended that any new development would look to 
explore opportunities to enhance the understanding and experience of the historic environment. The 
presence of the Park Lug and views of the BWP complex and historic settlement, coupled with the 
PRoW which runs along the northern boundary, provides an ideal opportunity to enhance the 
understanding and appreciation of the historic environment in this location. Interpretation boards could 
be introduced along the PRoW which explore the history of the Park Lug and deer park, and the manner 
to which it related to BWP, with this being particularly pertinent due to the PRoW forming part of the 
‘Pilgrim’s Way’ which then extends around the BWP complex.  

When taking into account the existing baseline and the informed design approach being pursued, it is 
considered that the development of the Site could come forward in manner that seeks to minimise 
potential impacts on the historic environment, in accordance with §201 of the NPPF. 

The layout detailed on the emerging Framework Plan is considered to be deliverable in a manner that 
could result in no harm to the Church of St Peter, via a change in 'setting', and less than substantial harm 
to BWCA and BWP complex, via a change in 'setting'. Subject to detailed design, the less than 
substantial harm identified could be at the lower end of the spectrum.  

The identification harm to the historic environment should not preclude the opportunity to the consider 
the development of this Site.  

§66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states:  

“In considering whether to grant planning permission [or permission in principle] 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.”1 (our emphasis) 

Key is the use of the terms ‘special regard’ and ‘desirability’. Section 66(1) it does not state that where a 
development does preserve or enhance a development that it must be considered contrary to 
legislation.  

This is echoed in the ‘Palmer’ case, which whilst considering Listed Buildings sets out that: 

“Although the statutory duty requires special regard to be paid to the desirability of not 
harming the setting of a listed building, that cannot mean that any harm, however minor, 
would necessarily require planning permission to be refused.”2 

 

1 UK Public General Acts, Planning (Listed Buildings and Conservation Areas) Act 1990, Section 66(1).  
2 Palmer v Herefordshire Council & Anor [2016] EWCA Civ 1061. Paragraph 34. 
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As clarified by the Court of Appeal (‘Mordue’3), where the principles of the NPPF (specifically that now 
given under §208 of the NPPF) are applied this is in keeping with the duties of the Planning (Listed 
Buildings and Conservation Areas) Act 1990, which requires ‘special regard’ to be paid to ‘desirability of 
preserving the architectural and historic interest of a Listed Building, including any contribution made 
by its ‘setting’. 

There is no duty under §72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 or the 
Ancient Monuments and Archaeological Areas Act 1979 to have regard to the desirability of 
preservation of the 'setting' of Conservation Areas and Scheduled Monument, respectively. It is, 
however, fully recognised that such matters are a consideration under the NPPF and local policy.  

Archaeology 

The Site was subject to a geophysical survey in March 2024.  

The HER identifies that bibliographic sources place a World War II (WWII) ammunition dump in the fields 
behind Coppice Hill that would have served nearby anti-aircraft batteries (HER Ref. 68613). The exact 
location of the ammunition dump is however stated on the HER as being unknown. A small area of 
magnetic disturbance identified by the March 2024 geophysical survey in the northeast of the Site may 
be associated with the ammunition dump. It is, however, noted that other modern debris could result in 
similar anomalies. Should below-ground remains of the WWII ammunition dump be present within the 
Site these are not considered to represent a constraint to development from a heritage perspective.  

The March 2024 geophysical survey did not identify any further magnetic responses that could be 
interpreted as being of definitive archaeological interest. 

 

3 Jones v Mordue [2015] EWCA Civ 1243. 
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 Direct Dial: 020 7973 3228   

Pegasus Group     
First Floor, South Wing, Equinox North Our ref: PA01200759   
Great Park Road     
Almondsbury     
Bristol     
BS32 4QL 25 April 2024   
 
 
Dear  
 
Pre-application Advice 
 
LAND AT BOTLEY ROAD, BISHOPS WALTHAM , HAMPSHIRE 
 
Thank you for presenting the initial masterplan for the proposed development at our 
meeting on 12 April 2024, and for subsequently requesting written pre-application 
advice.  
 
The proposed development site is located within a historically sensitive area, close to 
a number of designated heritage assets, including Listed Buildings, a Conservation 
Area, and the Scheduled Monument known as Bishop’s Waltham Palace and 
associated fishponds (NHLE 1016169).  The official list description of the monument 
can be found here: 
<https://historicengland.org.uk/listing/the-list/list-entry/1016169?section=official-list-
entry>  
 
Please note that our advice below specifically relates to the scheduled Bishop's 
Waltham Palace site, we have no specific comments regarding the Conservation Area 
or undesignated archaeology. We recommend you seek the advice of the relevant 
Conservation Officers and the Winchester City Archaeology Team with regard to these 
matters, if you have not already done so.  
 
The English Heritage Trust should also be consulted on these proposals. The Trust 
owns and operates the site under guardianship and, as such, their views should be 
sought regarding the impact of the proposals on the setting of the site and ways in 
which the harm can be reduced or mitigated.  
 
Given the limited information available it is important that this advice letter should be 
considered as preliminary advice which may change when more detailed heritage 
impact assessment has been undertaken.  
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Advice 
 
Significance of Bishop's Waltham Palace 
 
The Scheduled Monument of Bishop’s Waltham Palace lies immediately to the north 
west of the proposed development site and includes the earthworks and built remains 
of a magnates’ residence constructed in the 12th century and in use until its ruin in the 
Civil War.  
 
Bishop’s Waltham Palace is an outstanding and relatively rare surviving example of a 
high status domestic dwelling, built by the Bishop of Winchester in the 12th century. 
The scale of its ruined structures, set within the earthworks of a former moat, along 
with its extensive precinct to the south and east, and substantial fishponds to the west, 
demonstrate the scale and importance of the medieval palace. 
 
The monument not only represents an emotive and evocative link with the past, but 
also provides a valuable contribution to our understanding of the social and political 
organisation of medieval and post-medieval England, and the development of 
settlement patterns, industries and dependant agricultural holdings. 
 
To the south and east of the palace buildings lies the Lord’s Garden, enclosed by an 
extensive precinct wall. The walled garden creates a tranquil, aesthetic experience, 
and provides a relatively rural transition between the built environment to the north and 
east, and the open farming landscape to the south. This landscape setting contributes 
to the significance of the Scheduled Monument because it facilitates an appreciation of 
its original, rural location, which sustained both the powerful elite and communities 
which supported it for several hundred years. 
 
 
Impact of the proposals on the Scheduled Monument  
 
The proposal comprises the construction of a housing development, on the southern 
edge of Bishop’s Waltham village, and east of Botley Road. The Site is also located 
immediately to the south east of the scheduled Bishop’s Waltham Palace, and 
therefore has the potential to cause harm to its significance, as contributed to by its 
setting. Specifically, the potential for the development to impact how the monument 
lies within its surroundings and how it is experienced, through inter-visibility from within 
the monument boundary.  
 
We acknowledge that the information you have provided is limited at this stage, due to 
the preliminary nature of the proposal, and currently takes the form of an indicative 
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Framework Plan and illustrative views both into and out from the monument. 
Nevertheless, it is clear from the images provided that the development would still be 
visible from within the scheduled area, and concerns regarding the impact of the 
proposals therefore remain. However, the level of harm caused to the significance of 
the monument is unlikely to be substantial, although further detail will be required 
before any final decision can be made on where the development sits within the scale 
of `less than substantial’ harm. 
 
You will also need to consider the potential impact on undesignated but still nationally 
important archaeological remains, and this is a matter for you to discuss with the 
Winchester City Archaeologist. 
 
 
Policy Considerations 
 
Statutory Protections 
 
The proposals affect a number of designated heritage assets and asset types 
including a Scheduled Monument, Listed Buildings and a Conservation Area. 
 
The remains of Bishop’s Waltham Palace and associated fishponds are protected as a 
Scheduled Monument under the 1979 Ancient Monuments and Archaeological Areas 
Act on account of their national importance and archaeological and historical interest. 
 
As the proposal affects designated heritage assets the statutory requirement to have 
special regard to the desirability of preserving these assets, their setting and any 
features of special interest (ss.16, 62, 1990 Act) will be taken into account by the local 
planning authority when making its decision on a future application. 
 
 
Government Policy  
 
The Department for Digital, Culture, Media and Sport (DCMS) document ‘Scheduled 
Monuments and nationally important but non-scheduled monuments (October 2013)’ 
sets out Government policy on the identification, protection, conservation and 
investigation of nationally important sites and buildings for the benefit of current and 
future generations. It notes that in addition to their intrinsic value, scheduled 
monuments can contribute to our perceptions of cultural identity and provide unique 
opportunities for research, education, leisure and tourism, delivering social benefits 
and contributing to economic growth.  
 
Paragraph 20 states that, in cases including works proposed for development-, 
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conservation- or presentation-related purposes, the Secretary of State has particular 
regard to the following principles which align with those contained in the National 
Policy Framework:  

• Only in wholly exceptional cases will consent be granted for works that could 
result in substantial harm to, or loss of, the significance of a Scheduled 
Monument;  

• and in cases that would lead to less than substantial harm to the significance of a 
Scheduled Monument the harm will be weighed against the public benefits of the 
proposal. 

 
 
National Planning Policy Framework 
 
One of the principal objectives of the National Planning Policy Framework (NPPF) is 
the conservation of historic environment, including landscapes (paragraph 20). The 
following additional paragraphs are of relevance to these proposals.  

• Paragraph 135 suggests that permission should be refused for development of 
poor design that fails to take the opportunities available for improving the 
character and quality of an area and the way it functions, taking into account any 
local design standards or style guides in plans or supplementary planning 
documents. 

• Paragraph 195 notes that heritage assets are an irreplaceable resource, and 
should be conserved in a manner appropriate to their significance, so that they 
can be enjoyed for their contribution to the quality of life of existing and future 
generations;  

• Paragraph 200 requires the applicant to describe the significance of any heritage 
assets affected, including any contribution made by their setting. The level of 
detail should be proportionate to the assets’ importance;  

• Paragraph 201 states that local planning authorities should identify and assess 
the particular significance of any heritage asset that may be affected by a 
proposal (including by development affecting the setting of a heritage asset) 
taking account of the available evidence and any necessary expertise. They 
should take this into account when considering the impact of a proposal on a 
heritage asset, to avoid or minimise any conflict between the heritage asset’s 
conservation and any aspect of the proposal;  

• Paragraph 196 describes that in determining applications, local authorities 
should take account of the desirability of sustaining and enhancing the 
significance of heritage assets, the positive contribution their conservation can 
make to sustainable communities, and the desirability of new development 
making a positive contribution to local character and distinctiveness;  

• Paragraph 206 requires that any harm to, or loss of, the significance of a 
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designated heritage asset (from its alteration or destruction, or from development 
within its setting), should require clear and convincing justification. Substantial 
harm to, or loss of assets of the highest significance (notably scheduled 
monuments, and grade I and II* listed buildings) should be wholly exceptional;  

 
 
Historic England’s position (at this early stage): 
 
Based on the illustrative details of the scheme presented so far, HE is unlikely to 
object to the proposals (unless these evolve in such a way that we would need to take 
a different view).  
 
We appreciate being consulted at an early stage in the development of the proposal, 
and the efforts made so far to ensure that due regard is given to the rich historic 
environment within which the proposed development is located. This includes the 
nationally significant and designated asset of Bishop’s Waltham Palace, as well as the 
undesignated park pale, which follows the northern boundary of the site. 
 
We also welcome the fact that consideration has already been given to ways in which 
the careful design and layout of the development can contribute towards balancing the 
harm incurred to the significance of the SM (through development within its immediate 
setting) and that of other designated and undesignated heritage assets in the vicinity 
of the Site. For instance, we note that the Framework Plan allows for a `setting back’ 
of development away from Botley Road, with green space and a layering of vegetation 
introduced between the road and the housing, to soften the visual impact of the 
development. In the north the housing is also shown to be set back, at a respectful 
distance from the line of the undesignated park pale (`Park Lug’) which, together with 
the PRoW, runs along the northern boundary of the Site, and will be the subject of on-
site heritage interpretation.  
 
However, I can identify some harm will be caused to the SM through the 
encroachment of built development within its setting. Whilst the level of harm to its 
significance is likely to be less than substantial, it is currently difficult to quantify this 
harm, without the availability of additional information. Specifically, and in line with the 
NPPF, we would expect to see a robust and honest assessment of the impact of the 
new buildings on the setting of the SM, and how much the setting contributes to the 
significance of the monument. 
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Advice & next steps 
 
Further work:  
 
We would need to see provision of a full Heritage Statement, which takes account of 
the setting, in line with current guidance, and includes photomontage visualisations: 
We recommend that a setting impact assessment exercise is undertaken by a suitably 
experienced heritage professional, following the process outlined within our Good 
Practice Advice note “The Setting of Heritage Assets”, and this should form part of a 
wider Heritage Statement accompanying any potential future application. It is likely 
that an Archaeological Desk-based Assessment will also be required in support of a 
future planning application, and I defer to the Winchester City Archaeologist for advice 
on the scope of this study. 
 
These studies are essential to inform the layout, design and choice of materials used 
in the development, and will also help to inform good decision-making in relation to 
any future planning application.   
 
 
Development design 
 
At our recent meeting, we considered some of the ways in which this balance might be 
achieved, such as: 

· Understanding how building heights and their positioning can respond to the 
topography of the land, and changing views, to ensure that the visibility of the 
roofscape is not increased as the topography rises, and any compromise to the 
setting of designated heritage assets is minimised.  

· Restricting building heights, and the careful consideration of massing, based on 
an understanding of the Site’s topography, and the visualisations produced 
towards the Site from within the Scheduled Monument, as part of the Heritage 
Statement 

· The careful choice of materials and colours, particularly those used in the 
roofscape, in order to reduce the visual impact of the development upon 
designated heritage assets 

· Provision of a `layering’ of the landscaping, in which housing is interspersed 
with trees, to filter and ameliorate the impact of the development upon the rural 
character of the surrounding landscape. 

· `Setting back’ the development from Botley Road along the western boundary 
of the Site, and from the park pale to the north, using green space soften the 
transition to built form, and to enhance appreciation of the undesignated feature 
of the historic landscape. 
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