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GLOSSARY OF TERMS AND ABBREVIATIONS 
 
Archaeology 
 
 For the purposes of this project archaeology is taken to mean the study of past human 

societies through their material remains from prehistoric times through to the modern 
era. No rigid upper date limit has been set, but AD 1900 is used as a general cut off 
point. 

 
HER 
 
 Historic Environment Record.  
 
HVIA 
 
 Heritage and Visual Impact Assessment. 
  
ICOMOS 
 
 International Council on Monuments and Sites. 
 
LVIA 
 
 Landscape and Visual Impact Assessment. 
 
Modern 
 
 There is debate in archaeology about when then modern period commences, but 1900 

is a useful start point. 
 
Medieval 
 
 The period between the Norman Conquest (AD 1066) and c. AD 1500. 
 
Natural 
 
 In archaeological terms this refers to the undisturbed natural geology of a site. 
 
NGR 
 
 National Grid Reference from the Ordnance Survey Grid. 
 
NMP 
 
 National Mapping Programme whereby possible archaeological features present on 

aerial photographs were mapped. Undertaken for certain counties, including Cornwall.  
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OD 
 
 Ordnance Datum; used to express a given height above sea level. 
 
OS 
 
 Ordnance Survey. 
 
OUV 
 
 Outstanding Universal Value. 
 
Post-Medieval 
 
 Refers to the period from c. AD 1500 to AD 1900. 
 
Prehistoric 
 
 In Britain this term is generally used for any of the traditionally defined periods such as 

Palaeolithic (c. 480,000-12,000 BC), Mesolithic (c. 12,000-4000 BC), Neolithic (c. 
4,000-2,500), Bronze Age (c. 2500-600 BC) and Iron Age (c. 800 BC – AD 43). 

 
Romano-British 
 
 Term used to describe the fusion of indigenous late Iron Age traditions with the invasive 

Roman culture. Traditionally dated between AD 43 and AD 410. 
 
Saxon or Early Medieval 
 
 Term used to describe the period between the end of Roman Britain c. AD 410 and the 

Norman Conquest (AD 1066). 
 
VCH 
 
 Victoria County Histories. 
 
WHS 
 
 World Heritage Site. 
 
ZTV 
 
 Zone of Theoretical Visibility. 
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SUMMARY 
 
This proportionate heritage statement and impact assessment has considered the potential for the 
proposed re-development of the dwelling known as Cedar House, as required by the National 
Planning Policy Framework 2019, policy BDP20 of the Local Plan and section 3.9.2 of the High 
Quality Design SPD.  
 
Cedar House is a kit house constructed in 1956 with some internal alteration of uncertain date and 
was significantly extended in 1968. It is in poor physical condition and is actively deteriorating as 
indicated in the Condition Survey (ibid). It is now proposed to demolish the existing house and 
construct a new energy-efficient dwelling on the site. It is the contention of this report that, in the 
first instance, the property does not qualify as a non-designated heritage asset and that the 
reasoning behind the inclusion on the HER is based on a number of flawed assumptions. 
 
Nonetheless, given that Cedar House is currently included on the HER an assessment of significance 
has been made as though it were such an asset. In this case para 197 of the NPPF, para BDP20.14 
of the Bromsgrove Local Plan and section 3.9.2 of the High Quality Design SPD require a balanced 
judgement to be made “having regard to the scale of any harm or loss as a result of proposed 
development and the significance of the Heritage Asset” where harm has been identified. The scale 
of loss would, in this instance, involve the complete loss of the dwelling and be ‘substantial’.  
 
It is clear, however, that set against this is the on-going environmental harm and continued 
deterioration of the building that will lead to its eventual loss in the event that the proposals are not 
permitted. It is understood that renovation works are not practicable or reasonable, given the 
existing condition of the building, but that if this option were to be undertaken the extent of the 
works would effectively involve so much replacement of original material as to remove whatever 
character or historic interest the building may retain. In this event there are permitted development 
rights for an 8m rear extension that would need to be implemented and which would significantly 
alter the form and character of Cedar House, so as to further drain away what little heritage value 
the building may hold. Given the potential significance of the ‘asset’ has been assessed as being 
at the very lowest end of negligible, it is considered that the harm being caused to the environment 
through poor insulation and consequent negative effect on climate change more than offsets the 
loss of significance resulting from demolition of the house. Harm could be further offset through a 
programme of photographic recording prior to and during demolition.  
 
Replacement of the demolished building with a new-built structure would maintain, in broad terms, 
the plan layout of the site, which constitutes an element of the heritage significance of the ‘asset’ 
and allow this to still be appreciated. The new house would be built in a sympathetic and broadly 
complementary form which would maintain the significance it provides to the plan form of the Holy 
Cross settlement, as conveyed through heritage. It is likely that renovation would not be possible 
(the condition report suggests this is ‘impractical’) and failure to implement the scheme would result 
in the future total loss of the asset (the standing building) through on-going deterioration. 
 
This report considers that the proposals will result in no harm to heritage significance. However, if 
it is maintained that the Cedar House does comprise a heritage asset then Para 197 would be 
triggered by the proposals. Under such circumstances the balancing exercise would result in a 
neutral, or slight beneficial outcome in regard to demolition, predominantly due to the 
environmental harm caused by the existing building. As such it is considered that the proposals are 
compliant with all relevant legislation and guidance and should be permitted.   
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1 INTRODUCTION AND PROJECT BACKGROUND 
 
 Purpose of the report  
 
1.1 This proportionate Heritage Statement and Impact Assessment has been prepared by 

Roy King of Foundations Heritage to accompany a submission for planning permission 
in regard to Cedar House, Church Lane, Holy Cross, Clent, DY9 9QT (Figure 1, below). 
The application will seek to replace the existing building with a new residential dwelling, 
centred on NGR: SO 9262 7898.  

 
1.2 Roy King BA, MCIfA has over 30 years’ experience in heritage matters with particular 

regard to the preparation of archaeological and heritage statements and impact 
assessment and historic building recording.  

 
1.3 This report presents an assessment of the significance of the existing building and the 

predicted effects on its significance resulting from demolition and construction of a new 
house on the said land (hereafter referred to as the site). The project was commissioned 
by Mr & Mrs A. Yates, the registered owners of the site.  

 
1.4 This Heritage Statement has been prepared in accordance with the requirements of the 

National Planning Policy Framework 2019, policies in the Bromsgrove District Council 
Local Plan and relevant standards and guidance. It also seeks to respond to the matters 
raised in an email from Andie Webley in December 2020.  

 
1.5 A heritage asset is defined in the National Planning Policy Framework (Annex 2) as ‘a 

building, monument, site, place, area or landscape identified as having a degree of 
significance meriting consideration in planning decisions because of its heritage 
interest.  Heritage assets include designated heritage assets and assets identified by the 
local planning authority (including local listing)’.  

 
1.6 The proposed development does not affect any designated heritage assets or other 

heritage designations. Non-designated heritage assets include sites held on the County 
Historic Environment Record, elements of the historic landscape and sites where there 
is the potential to encounter unrecorded archaeological remains, and above ground 
assets such as buildings of local significance (locally listed). No such assets have been 
identified outside of the dubious inclusion of Cedar House itself. 

 
 Site Description  
 
1.7 The subject of this study (hereafter ‘the site’) comprises a timber-framed and clad two-

storey pre-fabricated house with a cat-slide roof produced by WH Colt Son and Co. in 
1956. The house was extended in 1968. The house fronts onto an unnamed tarmac 
trackway running southeast from Church Avenue, placing the site on the periphery of 
the settlement of Holy Cross in land that was open fields/orchard until the mid-1950s. 
The house is set in a good-sized plot with front and rear gardens; a further mid-20th 
century house (Orchard House) is located adjacent to the southeast and represents the 
limit of settlement. Church Avenue itself is lined on the south side by a terrace of 19th 
century cottages, while Clent Church Hall lies to the northwest of the rear gardens to 
Cedar House. A number of other 20th century houses have been constructed to the 
rear of the terrace. 
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Figure 1: Site Location 

 
1.8 The site area lies outwith the Clent and Holy Cross Conservation Areas and there are 

no Listed Buildings or identified buildings of local significance in the immediate vicinity. 
No identified important or key views are affected by the proposals. 
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Limitations 
 
1.10 The report has been complied without access to the Worcestershire Record Office or 

Historic England’s Aerial Photo Collections, due to the on-going Covid-19 pandemic, 
but an online search of the archives of the former indicates that this limitation will not 
have resulted in any adverse effect on the reliability of this report; alternative air photo 
images were used in lieu of the latter. 

 
1.11 A site visit has not been made as part of this report, but relies on adequate third party 

information supplied by the client. It relates only to heritage impact relating to proposed 
replacement of the existing house and does not consider the potential impact on below-
ground archaeological deposits or wider planning concerns. 

 
 
2 LEGISLATION, POLICY AND GUIDANCE  
 
 Introduction 
 
2.1 In considering a development proposal, the Local Planning Authority (LPA) will consider 

the policy framework set by government guidance. Planning decisions relating to 
heritage assets must address the relevant policies within the National Planning Policy 
Framework and the Bromsgrove District Council Local Plan. 

 
 National Planning Policy Framework  
 
2.2 The National Planning Policy Framework was published in 2019 replacing the earlier 

version (2018) as part of the Government’s streamlining of the planning process. 
Government policy in relation to the historic environment is outlined in Section 16 of 
the National Planning Policy Framework (NPPF) entitled Conserving and Enhancing the 
Historic Environment (MHCLG 2019). Paragraphs 184-202 provide guidance for 
planning authorities, property owners, developers and others regarding the treatment 
of heritage assets in the planning process and paragraph 184 states that “Heritage 
assets range from sites and buildings of local historic value to those of the highest 
significance, such as World Heritage Sites which are internationally recognised to be of 
Outstanding Universal Value. These assets ate 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”. Specific 
paragraphs which are relevant to this assessment are summarised below.  

 
 General 
 
2.3 NPPF paragraph 11 states that “Plans and Decisions should apply a presumption in 

favour of sustainable development”. 
 
 For decision-taking this means:  
 
 c) approving development proposals that accord with an up-to-date development plan 

without delay; or 
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 d) where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, granting permission 
unless: 

 
 i. the application of policies in this Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed6. 
 

2.3.1 Footnote 6 states “designated heritage assets (and other heritage assets of 
archaeological interest referred to in footnote 63”. Footnote 63 states “Non-designated 
heritage assets of archaeological interest, which are demonstrably of equivalent 
significance to scheduled monuments, should be considered subject to the policies for 
designated heritage assets”. 

 
2.4 Paragraph 185 states that: “Plans should set out a positive strategy for the conservation 

and enjoyment of the historic environment, including heritage assets most at risk through 
neglect, decay or other threats. This strategy should take into account:  

 
a) the desirability of sustaining and enhancing the significance of heritage assets, and 
putting them to viable uses consistent with their conservation;  

 
b) the wider social, cultural, economic and environmental benefits that conservation of 
the historic environment can bring;  

 
c) the desirability of new development making a positive contribution to local 
character and distinctiveness; and  

 
d) opportunities to draw on the contribution made by the historic environment to the 
character of a place”. 

 
2.5 Paragraph 189 addresses planning applications stating that: “in determining 

applications, local planning authorities should require an 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 and no 
more than is sufficient to understand the potential impact of the proposal on their 
significance. As a minimum the relevant historic environment record should have been 
consulted and the heritage assets assessed using appropriate expertise where 
necessary. Where a site on which development is proposed includes, or has the potential 
to include, heritage assets with archaeological interest, local planning authorities should 
require developers to submit an appropriate desk-based assessment and, where 
necessary, a field evaluation.” 

 
2.6 Paragraph 190 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 
conflict between the heritage asset’s conservation and any aspect of the proposal.”  

 
2.7 Paragraph 192 states that: “In determining applications, local planning authorities 

should take account of:  
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a) the desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation;  

 
b) the positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and  

 
c) the desirability of new development making a positive contribution to local character 
and distinctiveness”.  

 
2.8 Paragraph 197 states that: “The effect of an application on the significance of a non-

designated heritage asset should be taken into account in determining the application. 
In weighing applications that directly or indirectly affect non-designated heritage assets, 
a balanced judgement will be required having regard to the scale of any harm or loss 
and the significance of the heritage asset”.  

 
2.9 Paragraph 198 states that: “Local planning authorities should not permit the loss of the 

whole or part of a heritage asset without taking all reasonable steps to ensure the new 
development will proceed after the loss has occurred”.  

 
2.10 Paragraph 199 states that: “Local planning authorities should require developers to 

record and advance understanding of the significance of any heritage assets to be lost 
(wholly or in part) in a manner proportionate to their importance and the impact, and 
to make this evidence (and any archive generated) publicly accessible. However, the 
ability to record evidence of our past should not be a factor in deciding whether such 
loss should be permitted”.  

 
2.11 Paragraph 200 states that: “Local planning authorities should look for opportunities for 

new development within Conservation Areas and World Heritage Sites, and within the 
setting of heritage assets, to enhance or better reveal their significance. Proposals that 
preserve those elements of the setting that make a positive contribution to the asset (or 
which better reveal its significance) should be treated favourably”.  

 
2.12 Paragraph 201 states that: “Not all elements of a Conservation Area or World Heritage 

Site will necessarily contribute to its significance. Loss of a building (or other element) 
which makes a positive contribution to the significance of the Conservation Area or 
World Heritage Site should be treated either as substantial harm under paragraph 195 
or less than substantial harm under paragraph 196, as appropriate, taking into account 
the relative significance of the element affected and its contribution to the significance 
of the Conservation Area or World Heritage Site as a whole”.  

 
2.13 Paragraph 202 states that: “Local planning authorities should assess whether the 

benefits of a proposal for enabling development, which would otherwise conflict with 
planning policies, but which would secure the future conservation of a heritage asset, 
outweigh the disbenefits of departing from those policies”.  

 
2.14 The NPPF further notes the irreplaceability of heritage assets and states that local 

planning authorities should take account of the desirability of sustaining and enhancing 
the significance of heritage assets, the positive contribution that conservation of 
heritage assets can make to sustainable communities; and the desirability of new 
development making a positive contribution to local character and distinctiveness.  

 



Cedar House, Holy Cross, Clent, Worcestershire:  
Heritage Statement and Impact Assessment 

v1.0 © Archaeological Management Services Limited          7 
 

2.15 The above paragraphs make it clear that the effects that proposed developments have 
on the significance of heritage assets should be assessed within planning applications.   

  
2.21 The key test in NPPF is whether a proposed development will result in substantial harm 

or less than substantial harm.  Substantial harm is not defined in the NPPF although 
paragraph 17 of the accompanying Planning Practice Guidance provides guidance 
and states “what matters in assessing if a proposal causes substantial harm is the impact 
on the significance of the heritage asset.  As the National Planning Policy Framework 
makes clear, significance derives not only from a heritage asset’s physical presence, but 
also from its setting. Whether a proposal causes substantial harm will be a judgment for 
the decision taker, having regard to the circumstances of the case and the policy in the 
National Planning Policy Framework.  In general terms, substantial harm is a high test, 
so it may not arise in many cases.  For example, in determining whether works to a listed 
building constitute substantial harm, an important consideration would be whether the 
adverse impact seriously affects a key element of its special architectural or historic 
interest. It is the degree of harm to the asset’s significance rather than the scale of the 
development that is to be assessed.  The harm may arise from works to the asset or from 
development within its setting (MHCLG 2019).” 

 
 Local Planning Policy 
 
2.22 The Local Authority for planning is Bromsgrove District Council. The Bromsgrove District 

Plan 2011-2030 was adopted in January 2017. It contains Policy BDP20 Managing 
the Historic Environment. The relevant section of this state: 

 
BDP20.1 The District Council advocates a holistic approach to the proactive 
management of the historic environment which encompasses all Heritage Assets 
recognised as being of significance for their historic, archaeological, architectural or 
artistic interest. 

 
BDP20.2 The District Council will support development proposals which sustain and 
enhance the significance of Heritage Assets including their setting. This includes: 
a. Designated Heritage Assets, including Listed Buildings, Conservation Areas, 
Scheduled Ancient Monuments, Registered Parks and Gardens; 
b. Non-designated Heritage Assets including (but not limited to) those identified on the 
Local List and assets recorded in the Historic Environment Record; 
c. The historic landscape of the District, including locally distinctive settlement patterns, 
field systems, woodlands and historic farmsteads; 
d. Designed landscapes, including parks and gardens, cemeteries, churchyards, public 
parks and urban open spaces; 
e. Archaeological remains of all periods from the earliest human habitation to modern 
times; 
f. Historic transportation networks and infrastructure including roads, trackways, canals 
and railways. 

 
BDP20.3 Development affecting Heritage Assets, including alterations or additions as 
well as development within the setting of Heritage Assets, should not have a detrimental 
impact on the character, appearance or significance of the Heritage Asset or Heritage 
Assets. 

 
BDP20.4 Applications to alter, extend, or change the use of Heritage Assets will be 
required to provide sufficient information to demonstrate how the proposals would 
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contribute to the asset’s conservation whilst preserving or enhancing its significance and 
setting. 

 
BDP20.5 In considering applications regard will be paid to the desirability of securing 
the retention, restoration, maintenance and continued use of Heritage Assets, for 
example, the District Council will support the sensitive reuse of redundant historic 
buildings, and will encourage proposals which provide for a sustainable future for 
Heritage Assets, particularly those at risk. 

 
BDP20.6 Any proposal which will result in substantial harm or loss of a designated 
Heritage Asset will be resisted unless a clear and convincing justification or a substantial 
public benefit can be identified in accordance with current legislation and national 
policy. 

 
BDP20.10 The demolition of buildings or the removal of trees and other landscape 
features which make a positive contribution to an area’s character or appearance will 
be resisted. 

 
BDP20.12 The District Council will update the current draft local heritage list and 
formally adopt it. It would include all Heritage Assets recognised as being of local 
importance, including those which are locally distinctive such as nailers cottages, assets 
associated with the scythe industry and assets associated with the use of the Worcester 
and Birmingham canal which runs the length of the District, to name but a few. 

 
BDP20.13 The District Council will support development that: 
i. Retains Heritage Assets on the Local List; 
ii. Involves sympathetic alterations and extensions to Heritage Assets on the Local List; 
iii. Does not have a detrimental impact on the setting or context of Heritage Assets on 
the Local List. 

 
BDP20.14 In considering applications that directly or indirectly affect Heritage Assets, a 
balanced judgement will be applied having regard to the scale of any harm or loss as a 
result of proposed development and the significance of the Heritage Asset. 

 
BDP20.16 The District Council will promote a positive interaction between historic sites 
and places and high-quality modern developments which allows for evolution and 
positive change whilst preserving and respecting the significance and setting of existing 
Heritage Assets. 

 
BDP20.17 Applications likely to affect the significance of known or potential Heritage 
Assets or their setting should demonstrate an understanding of their significance in 
sufficient detail to assess the potential impacts. This should be informed by available 
evidence and, where appropriate, further information to establish significance of known 
or potential Heritage Assets. 

 
BDP20.18 Where material change to a heritage asset has been agreed, recording and 
interpretation should be undertaken to document and understand the asset’s 
archaeological, architectural, artistic or historic significance. The scope of the recording 
should be proportionate to the asset’s significance and the impact of the development 
on the asset. The information and understanding gained should be made publicly 
available, as a minimum through the relevant Historic Environment Record. 
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BDP20.19 The District Council will continue to undertake studies to inform local decision 
making and support the future growth of the Worcestershire Historic Environment Record. 
They will also encourage Neighbourhoods to address issues of character, heritage and 
design in their Neighbourhood Plans. 

 
BDP20.20 The District Council will embrace opportunities to mitigate the effects of 
climate change by seeking the reuse of historic buildings and where appropriate their 
modification to reduce carbon emissions and secure sustainable development without 
harming the significance of the heritage asset or its setting. 

 
2.23        Bromsgrove also has a Local Heritage List Strategy which was adopted in July 2016. 
 

1 Age, Authenticity and Rarity: Any heritage asset proposed to be considered for 
selection   under any of these criteria the asset would need to have retained a significant 
and recognisable amount of its original form and fabric. If there are a number of 
examples of a particular asset the best examples in terms of their authenticity, should 
be selected for the Local Heritage List 

 
2 Architectural Interest: This would include;  
Assets which can be attributed to nationally and locally important architects, designers, 
builders, gardeners or craftsmen, and illustrate a high quality of design or innovation. 
Locally important architects might include John Cotton and A V Rowe, as well as 
Birmingham Arts & Crafts architects such as Charles Bateman. Locally important 
craftsmen could include members of the Bromsgrove Guild or Birmingham Guild. 

 
Assets which illustrate distinctive artistic, craftsmanship, design, construction or 
landscaping qualities of interest. This might include a distinctive architectural style, or a 
good example stained glass or other decorative detailing,  

 
Assets which are a good example of a locally important building type (e.g Nailers 
Cottages). 

 
3 Historic Interest: This would include;  
Assets which are associated with a locally important historic person, family or group 

 
Assets which illustrate a particular phase or period of local, social, religious, political or 
economic history (e.g nailers cottages or assets associated with the Chartist Movement 
at Dodford) 

 
Assets which are associated with a locally important historic event or movement. 
 
4 Townscape/Villagescape/Landscape Interest: This would include;  
Assets which are locally important building types such as churches, chapels, schools 
and other distinctive features in the streetscape. 
 
Assets which are landmarks or features which make a positive contribution to the 
distinctive character of the area. 

 
2.24 Bromsgrove District Council has a single relevant Supplementary Planning Guidance 

Document (SPG) in the form of the High Quality Design SPD. This contains Section 3.9 
Extensions to non-designated heritage assets. This states: 

 



Cedar House, Holy Cross, Clent, Worcestershire:  
Heritage Statement and Impact Assessment 

v1.0 © Archaeological Management Services Limited          10 
 

 3.9.1 A non-designated heritage asset is an asset of historic value which is not 
designated nationally, but is of local importance. Please be aware the Council do not 
have a definitive list of non-designated heritage assets, they are often identified through 
the submission of planning applications. It should be noted that the Council will record 
non-designated assets as part of a living document, in line with the Local Heritage List 
Strategy which was adopted in 2016. 

 
 3.9.2 In weighing applications that 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. 

 
2.25 There is currently no Neighbourhood Plan covering Clent or Holy Cross. Neither the 

Clent, nor the Holy Cross Conservation Areas have any interrelationship with the site 
area. 

 
Guidance 

 
2.26 Specific heritage guidance includes the Chartered Institute for Archaeologist’s Standard 

and Guidance for Historic Environment Desk Based Assessments (2017) and Historic 
England guidance in the form of Conservation Principles: Policies and Guidance: for 
the sustainable management of the historic environment (2008), Managing Significance 
in Decision-Taking in the Historic Environment. Historic Environment Good Practice 
Advice in Planning: 2 (2015), Preserving Archaeological Remains: Decision-taking for 
Sites Under Development (2015), The Setting of Heritage Assets. Historic Environment 
Good Practice Advice in Planning: 3 (2017), Advice Note 2: Making Changes to 
Heritage Assets (2018) and Statements of Heritage Significance: Analysing Significance 
in Heritage Assets (2019); finally, the Heritage Statement also utilised guidance set out 
by the Highways Agency in Cultural Heritage Management Plans, Section 3, Part 2, 
Volume 11 of Design Manual for Road and Bridges (2020). 

 
 
3       ASSESSMENT METHODOLOGY 
 

Introduction 
 
3.1 This proportionate heritage impact assessment comprises a desktop study of the effects 

of the proposed development on known and potential heritage assets. It also forms the 
basis for any further works, which may be required to mitigate any adverse effects of 
the proposals on the significance of designated heritage assets around the site. The 
report will allow all parties associated with the project to consider the need for design 
mitigation to counteract the potential effects and to ensure compliance with national 
and local heritage planning policies.  

 
3.2 Given the nature of heritage assets, this assessment process involves a degree of 

subjective interpretation based on existing data sources and professional judgement. 
This is particularly the case when assessing the potential presence and likely 
significance of buried archaeological deposits that may be present within a site. The 
assessment of the significance of heritage assets and the impact of the proposed 
development on that significance involves a degree of interpretation and professional 
judgement because different elements of a heritage asset or its setting contribute 
differentially to its significance. How the significance of a heritage asset is likely to be 
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affected by a set of development proposals will be contingent upon the nature of those 
proposals and professional judgement is required in order to gauge likely effects. 

 
3.3 The assessments of potential and significance in regard to the buried archaeological 

resource are extrapolations from known data both within and around the study area.  
 
3.4 Where archaeological features are statutorily or non-statutorily designated, this can 

assist in the grading of their significance. For example, Scheduled Monuments are of 
a national importance, whilst locally designated archaeological sites are of local 
importance. However, not all archaeological features are designated. To assist in 
assessing the significance of these features, the relevant criteria, as set out in Scheduled 
Monuments guidance (DCMS 2013), referring to determining the suitability of a site for 
scheduling, provide useful guidance. These criteria include: 

• Period 
• Rarity 
• Documentations/finds 
• Group value 
• Survival/condition 
• Fragility/Vulnerability 
• Diversity 
• Survival/potential 

 
Definition of significance 

 
3.5 In accordance with the NPPF, this report aims to assess the effects of the proposed 

development on the significance of heritage assets.  Significance’ is defined in the NPPF 
(Annex 2) 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.” 
 
Establishing significance 
 

3.6 The significance of above ground heritage is derived from the DCMS criteria for listing 
and the guidance offered in NPPF. According to DCMS criteria, buildings are listed 
because they are of “special” architectural or historical interest and that this warrants 
their preservation. Grade I and Grade II* Listed Buildings are of the highest significance 
because they are of exceptional interest (Grade I) or are more than of special interest 
(Grade II*). Grade II Listed Buildings are of special interest. Undesignated assets, which 
are not statutorily designated, but are documented in the Local Authority Historic 
Environment Record, are nevertheless still of heritage interest. 

 
3.7 Assessing the impact of the development proposals on the significance of heritage 

assets employs a two-step process: 
• Identification of the importance of known and potential heritage features; and 
• Identification of the magnitude of the effect. 

 
3.8 Historic England guidance for establishing the significance or value of heritage assets 

was previously based on four criteria provided by Historic England in Conservation 
Principles, Policies and Guidance for the Sustainable Management of the Historic 
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Environment (EH 2008). These criteria were evidential, historical, aesthetic and 
communal    

 
3.9 The values used to establish the significance of heritage assets have been replaced by 

archaeological, architectural & artistic and historic in the NPPF Glossary and in the 
consultation draft of Conservation principles for the sustainable management of the 
historic environment (2017), which will replace the 2008 document in due course. 
These values are also utilised in the Historic England Publication Statements of Heritage 
Significance: Analysing Significance in Heritage Assets (2019) and are detailed below: 

 
• Archaeological Interest: 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 skills, 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. 

 
3.10 For built heritage, the conservation and restoration of building can have moderate or 

substantial beneficial effects, but redevelopment of buildings for uses for which they 
were not originally intended, limits any beneficial effects. 

 
3.11 NPPF (2019) identifies only three classes of harm to the heritage value of assets, which 

are “substantial, “less than substantial” and “no harm”. No guidance is offered in the 
NPPF as to the threshold between the two. However, in the case of Bedford Borough 
Council v. the Secretary of State for Communities and Local Government and NUON 
UK ltd [2012] (EWHC 4344 (admin) CD5.11), the High Court supported a Planning 
Inspectorate finding that for harm to be substantial, the impact on the significance of 
a designated heritage asset must be so serious that very much, if not all, of that 
significance is drained away. This ruling provides a useful benchmark for assessing 
impacts on all heritage assets whether designated or non-designated. The International 
Council on Monuments and Sites (ICOMOS) has produced a similar scheme in which 
substantial impacts affect assets to such a degree that they are ‘totally altered’. No 
guidance is given in NPPF or the practice guide as to how to assess levels of harm to 
non-designated assets, however, in light of the fact that no other levels of harm are 
identified throughout it seems prudent to judge harm to this asset class using the same 
criteria. 

 
Effects on significance brought about by a change in setting 

 
3.12 Setting is defined in the NPPF (Annex 2) as ‘the surroundings in which a heritage asset 

is experienced.  Its extent is not fixed and may change as the asset and its surroundings 
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evolve. Elements of a setting may make a positive or negative contribution to the 
significance of an asset, may affect the ability to appreciate that significance or may be 
neutral.” Historic England guidance (2017) further notes that all heritage assets have 
a setting irrespective of whatever form they survive and whether they are designated or 
not. It also notes that the availability of access is not a contributor to significance; for 
example, quiet and tranquillity may be an attribute of the setting. It is important to 
clarify, however, that settings have no intrinsic value in themselves and are only relevant 
in the way they contribute to the significance of a heritage asset. 

 
3.13 The setting of a heritage asset includes its physical surroundings (e.g. topography, 

aspect, definition and scale, historic materials, green space, openness/enclosure, 
functional relationships and history of change over time) and experience (e.g. 
landscape character, views, intentional inter-visibility with other assets, noise or other 
nuisances, tranquillity, odours, sense of enclosure, accessibility, land use, degree of 
interpretation, rarity of comparable settings, cultural associations and traditions).   

 
3.14 However, the visual aspect of a setting will often be the most prominent and easiest 

element of setting to recognise and appreciate.  Historic England guidance defines 
views as “a purely visual impression of an asset or place which can be static or dynamic, 
long, short or of lateral spread, and include a variety of views of, from, across, or 
including that asset”.  Visibility does not, in itself, necessarily affect significance and it 
is possible for a development to be sited immediately adjacent to an asset and in full 
view without affecting its setting.  Conversely a development does not need to be visible 
at all to affect significance. 

 
3.15 Buried heritage assets also require some assessment; despite the fact that such features 

may retain no obvious legibility or ability to be appreciated by a non-professional. The 
2017 guidance notes, however, that such assets retain a presence in the landscape 
and “may have a setting”. 

 
3.16 A number of other considerations need to be recognised.  For example, the settings of 

heritage assets which closely resemble the setting at the time that the asset was 
constructed or formed are likely to contribute particularly strongly to significance (HE 
2017). Cumulative change is also examined in order to consider whether additional 
change will further detract from the significance of any heritage asset. 

 
3.17 The process of assessment also needs to take account of the fact that setting does not 

equate to general amenity. HE guidance notes that views out from heritage assets that 
neither contribute to significance nor allow appreciation of significance are a matter of 
amenity rather than of setting. 

 
3.18 This guidance states that the importance of setting ‘lies in what it contributes to the 

significance of the heritage asset or to the ability to appreciate that significance’.  It 
goes on to note that “all heritage assets have significance, some of which have 
particular significance and are designated.  The contribution made by their setting to 
their significance also varies.  Although many settings may be enhanced by 
development, not all settings have the same capacity to accommodate change without 
harm to the significance of the heritage asset or the ability to appreciate it.” 

 
3.19 Furthermore, the guidance states that ‘protection of the asset need not prevent change’ 

and changes to setting are accepted as being part of the evolution of landscapes and 
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environments. A High Court decision in (The Queen) vs Sevenoaks DC [2014] EWHC 
1895 (Admin) states that ‘preserving’; for both Listed Buildings and Conservation Areas 
means doing ‘no harm’; rather than ‘no change’. 

 
3.20 On a practical level, the Historic England guidance identifies an approach which is 

based on a five-step procedure as follows: 
 

Step 1:  identify which heritage assets and their settings are affected.  This has been 
achieved through both desk-based assessment and a walkover of the Site and its 
environs. 

 
Step 2:  assess the degree to which these settings make a contribution to the 
significance of the heritage asset(s) or allow significance to be appreciated.  As far as 
this step is concerned the guidance makes the following observations: “the second 
stage of any analysis is to assess whether the setting of a heritage asset makes a 
contribution to its significance and the extent and/or nature of that contribution” and 
goes on to state that “this assessment should first address the key attributes of the 
heritage asset itself and then consider  
• the physical surroundings of the asset, including its relationship with other 

heritage assets; 
• the asset’s intangible associations with its surroundings, and patterns of use 
• the contribution made by noises, smells, etc. to significance, and 
• the way views allow the significance of the asset to be appreciated”. 

 
Step 3:  assess the effects of the proposed development, whether beneficial or harmful, 
on that significance or the ability to appreciate it.  In respect of this step the guidance 
notes that ‘the assessment should address the attributes of the proposed development 
in terms of its:  

 
• location and siting; 
• form and appearance; 
• wider effects; and 
• permanence”. 

 
Step 4:  explore ways of maximising enhancement and avoid or minimise harm.  

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

 
 
4 SITE WALKOVER SURVEY 
 
4.1 No walkover survey has been undertaken in regard to the property, which is an 

occupied dwelling, as a result of the current Covid-19 lockdown. It is considered that 
adequate video, photographic and plan-based evidence has been provided to allow a 
sufficient assessment of the significance of the building.  

 
 
5 HISTORIC BACKGROUND 
 
5.1 Cedar House is recorded on the Worcestershire HER as ‘House (built 20th century AD-

21st Century AD – 1970-2050 (pre))’. The full description reads “Detached house, first 
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referenced on the 1970 1:2500 County Series. Interesting mix of the ‘traditional’ and 
progressive, perhaps reflecting a wider national response to the abandonment of 
modern design in the early 1970s. Potential for 20th century heritage interest. Reputedly 
the house was built in 1955 and is a customised kit-house produced by Colt Houses Ltd” 
(WSM73567).  

 
5.2 The land, part of The Orchard, now containing Cedar House was purchased in 1946 

by Henry Collis of The College, Eastborne, although it is uncertain whether a house 
was built at that time. The first mention of the house is in 1956 at which point it was 
conveyed to Mrs Ruby Stockdale (Land Registry). The house itself comprised a standard 
‘Alsace’ kit supplied by Colt Houses Ltd1 and was erected by a local builder following 
the WH Colt Erection Manual. 

 
5.3 The house was subsequently extended in 1968 through the addition of a new storey 

extension to the side and a new front porch/lobby. Planning permission for two further 
two storey extensions to the house was granted in December 1984 but not 
implemented.  

 
5.4 The 1:2500 Ordnance Survey Plan of 1883 shows the site area as falling within a single 

large field bounded to the northwest by Church Avenue and otherwise surrounded by 
open fields. The current access road to Church House is shown as an existing footpath 
at this time. By 1902 a property called “Rocklands” has been built fronting on to Church 
Avenue, with the site area comprising part of a large orchard to the southeast of the 
new house. By 1924 the southern side of Church Avenue had been built-up, including 
the parish rooms (now the Clent Parish Hall) and the terraced housing (Nos 42-52) 
that extend as far as the junction of the access road and the road.  

 
5.5 The area remains generally unchanged in 1938 but by the time of the 1:10560 

Ordnance Survey map of 1954-55 the orchard has disappeared and the existing 
Orchard House is shown to have been constructed on the plot immediately to the 
southeast of the site. No changes to the site area are shown on the 1:10560 Ordnance 
Survey plan of 1968, although the A491 dual carriageway has been constructed by 
this time. The first map to depict Cedar House is the 1:2500 Ordnance Survey plan of 
1970. Cedar House is not illustrated on the 1954-55 plan, the map probably being 
surveyed some time before construction took place; indeed there could be a delay of 
several years between survey and publication.  

 
5.6 Surprisingly it is also not illustrated on the 1968 plan either, but this is merely likely to 

be an omission partly due to the scale of the plan and its likely concentration on 
illustrating the bypass; the change to 1:10,000 plans was only two years in the future 
and it is possible that the 1968 update may not have been as thorough as it could have 
been. Such omissions and errors are not particularly rare and are the main reason that 
the Ordnance Survey would not guarantee the accuracy of their mapping. The building 
was clearly present before this time as evidenced by a letter and plans referring to the 
proposed extension in 1968 by Colt House, which specifically references 1956.  

 
 
 
 
 

 
1 WH Colt & Sons Co pers com. 
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6 ASSESSMENT OF SIGNIFICANCE 
 
6.1 The inclusion of Cedar House on the HER is a de facto indication that it has been 

assessed by the Worcestershire Historic Environment as representing a heritage asset, 
which this report contends. This section of the report considers the justification given by 
the HER for inclusion as such an asset. 

 
6.2 The initial interest in Cedar House becoming a non-designated heritage asset came in 

the form of an email to the Case Officer from the Worcestershire County 
Archaeological Service in response to a consultation request. The Conservation Officer 
at Bromsgrove District Council did not originally consider that the house had sufficient 
merit for inclusion but undertook to look into the matter further at the behest of the 
case officer (email from Charlotte Woods to Sally Tagg; 02/112020 (“I have had an 
initial conversation with the conservation officer, and whilst she would agree that the 
existing dwelling is interesting and of merit, she thinks it is unlikely that it would be 
considered a heritage asset”). 

 
 6.3 The response from the Worcestershire Archive and Archaeology Service stated: “it’s 

first referenced on the 1970 1:2500 Series (it doesn’t appear to be recorded on either 
the 1954-55 or 1968 1:10560 Series). It’s certainly an interesting mix of the ‘traditional’ 
and progressive, maybe a response to the wider abandonment of ‘modern’ design in 
the early 70s? I’d like to put Cedar House on the HER.” 

 
6.4 The above response broadly sets out the description subsequently used for the asset 

description on the HER. The specific reasoning behind this inclusion was supplied to Mr 
Yates in response to a letter querying why the house had been so included. The 
response read: 

 
“The decision to add the building to the HER was based on it's potential to demonstrate 
the national move away from Modernism within local architecture. As you can expect, 
we do not have all information at hand at the time of adding a building or site to the 
HER and the HER's purpose is to flag up non-designated heritage assets so that the 
significance of the asset and the impact of any changes can be suitably assessed during 
the planning process. I would highlight however that whilst the HER's purpose is to 
record undesignated heritage assets, being on the HER confers no statutory 
protection.  Also buildings not on the HER can be considered undesignated heritage 
assets - the planning process, through the advice of archaeological advisors and 
conservation officers, will always determine whether something is a heritage asset.  
 
Usually this will begin with a request to provide a heritage statement which 
demonstrates the significance of the asset and the impact of development, in many 
cases this may be no more than what you have included in your letter alongside 
photographs and a description of how the development may affect the building. 
Therefore a building being present on the HER may be beneficial as the “significance” 
of the building may be easier to identify.  

 
We believe that the building has potential to hold evidential value regarding the 
construction of kit housing in general and that of Colt Housing, and aesthetic value due 
to the customisation and possible architect-led design of the kit-building (see the history 
of Colt housing https://colthouses.co.uk/our-history). 
 
We therefore believe that Cedar House should remain within the HER”. 

https://colthouses.co.uk/our-history
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6.5 The section on submitting information to the HER included within the Recording Policy 

(2020) of the Worcestershire HER states: “Buildings and structures of 20th century date 
which make a positive contribution to our understanding and appreciation of an area 
or place, or key aspects of 20th century life, art, architecture and landscape may be 
considered heritage assets of local, or greater than local, significance. In 2020 further 
guidance on 20th century non-domestic buildings and public places in Worcestershire 
was published (link forthcoming)”. Neither the Recording Policy, nor the guidance on 
20th century non-domestic buildings technically applies to Cedar House, which does 
not meet any of the identified criteria. 

 
6.5 The remainder of the reasoning behind inclusion appears somewhat flawed. 

‘Modernism’, defined by an emphasis on simplicity has been characterised by the 
adage ‘form follows function’ and was particularly popular immediately after the end 
of WWII, although the dawn of this approach in the UK is generally accepted to be 
Amyas Connell’s House ‘High and Over’ at Amersham in 1929 (Historic England 
2017) and was still very much only for the more adventurous at this time. Criticism of 
the style was that it seemed too elitist, austere and formal despite its whole premise 
being to sweep away the ‘overblown’ architecture of the Victorian period; indeed, many 
of the modernist architects were socialists.  

 
6.6 The HER suggests that Cedar House may represent a reaction to Modernism and 

appears to base this on the fact that the house is not illustrated on the 1968 1:10560 
Ordnance Survey plan and that it therefore represents “a response to the wider 
abandonment of ‘modern’ design in the early 70s“. However, plans held by WH Colt & 
Sons Co. show that Cedar House had its first round of extensions by 1968 and 
correspondence associated with this extension specifically mentions the “old walls” and 
“nails used in 1956”. 

 
6.7 Although the earliest disparagement of Modernism came from Catherine Bauer in the 

late 1950s, the first really effective criticism came in 1966 with the publication of 
Complexity and Contradiction in Modern Architecture by Robert Venturi, who countered 
the “Less is More” axiom coined in relation to architecture by Mies van der Rohe, with 
“Less is a Bore”; while Peter Blake “a former apostle of the doctrine of functionalism” 
(Craig 1979) dismissed ‘form follows function’ with the publication of Form Follows 
Fiasco in 1977. 

 
6.8 The reaction to Modernism is generally reflected in the Post-Modernist movement, 

which was popular from the 1970s onwards, reaching its peak during the 1980s. Post-
modernism was often flamboyant and defined by scepticism and irony in rejection of 
modernism and buildings were designed to catch the eye and communicate with the 
public (Glazer 2007). It appears therefore that the asset description on the HER has 
taken the omission of the house from the 1968 1:10560 map as prima facie evidence 
that the building did not exist prior to this date and can therefore be shoe-horned into 
the 1970’s reaction to Modernism. Putting aside the unlikelihood of this manifesting 
itself in a small village that contains no overt evidence of Modernism, the house was 
constructed at too early a date for this to be applicable.  

 
6.9 The evidence clearly indicates that the building is too early and too isolated to have 

been influenced by a reaction to Modernism. It is also clear that what the HER considers 
an interesting mix of traditional and progressive is a result of extension and alteration 
that was not part of the original concept of the house. Cedar House contains none of 
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the detail one might expect from a post-modern house, indeed the original building 
appears to be a simple rectangular block with a hall, lounge, dining room, kitchen and 
larder on ground floor, with three bedrooms and a bathroom on the first floor. Much 
of the “character” therefore comprises extensions added in 1968. Unfortunately, 
therefore, the house holds no realistic scope for demonstrating a move away from 
Modernism; rather it represents a private house built soon after the removal of building 
licences in November 1954, which opened up the way for widespread private house 
building that had been comparatively rare beforehand. In reality the construction of 
this type of kit-housing is almost entirely driven by budget and convenience. 

 
6.10 Evidential value: the HER believes that the house may hold evidential value in regard 

to the construction of kit housing in general and Colt Houses in particular. The house 
is, however a standard ‘Alsace’ kit2, with slight internal alterations of very limited value. 
Current definitions as set out in Statements of Heritage Significance: Analysing 
Significance in Heritage Assets (HE 2019) have replaced ‘evidential’ with 
‘archaeological’3 in compliance with NPPF but the general premise is unchanged in 
that the asset holds, or potentially holds, evidence of past human activity worthy of 
expert investigation at some point. 

 
6.11 In general it is not reasonable to consider that Cedar House might hold sufficient 

evidential information. The building is a kit house built to a standardised plan with 
minor internal alterations of uncertain date followed by later extensions in 1968, which 
are adequately documented (Figure 2, below). The fact that it is a ‘Colt House’ adds 
no particular value to this, given that the company started in 1919 and is still in 
existence, having built over 16,000 houses in the UK. On this basis a Bovis Home might 
be considered to have greater value, having more overall individuality by a company 
started in 1885; any house, up to and including modern housing estate buildings, 
contain some evidential value but are not considered worthy of expert investigation (at 
least in a heritage sense).  

 

 
2 Information supplied by Colt Houses. 
3 The original definitions are still available in Conservation Principles 2008, but these do not accord with 
NPPF definitions or those in later HE publications including the draft replacement for Conservation Principles. 
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Figure 2: Proposed plans and elevations from 1968 and 1984 

 
6.12 Aesthetic value: the HER believes that the house may hold aesthetic value from the 

customisation and possible architect-led design of the kit-building. Modern definitions 
of significance have replaced ‘aesthetic’ with ‘architectural and artistic interest’.  
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6.13 There is limited evidence for ‘customisation’ in regard to the original structure which, 
as noted above, is a standard ‘Alsace’ kit with minor changes to the internal layout as 
may be anticipated with any such build and which are of no heritage significance4. It 
is also possible that these alterations may have taken place at a later date as moving 
partition walling would not have been seen as requiring planning permission. As with 
the cartographic evidence the HER appears to have taken marketing information 
produced by Colt Houses to make their homes seem more individual as prima facie 
evidence that the design may have been architect-led. Paradoxically, however, if a 
house design were architect-led then it wouldn’t precisely be a Colt House kit per se; 
in such cases WH Colt & Sons Co would act as little more than a timber merchant. This 
may be evidenced by the fact that the Colt Company note several famous architects 
(Lutyens, Osbourne and Clough Williams-Ellis) and also say that two of their houses 
are listed buildings, although they cannot say which. There are two listed buildings, 
both by Lutyens, that would seem to be good candidates for these, the former cricket 
pavilion at Reigate (now the North and South Pavilion Cottages in Reigate) and Cedar 
House in Cobham, both of which are constructed of cedar and are grade II listed. 
Neither listing description refers to Colt Houses, presumably because the design does 
not equate to any of their kits, customised or not. A search of NHLE has, in fact, failed 
to identify any references to Colt Houses (there are acknowledged limitations to the 
search facility). 

 
6.14 No architect-led design can therefore be attributed to the original construction of Cedar 

House; indeed, a resident of the village has noted that their uncle helped build Cedar 
House and another “identical” house in the village, which was demolished “about 25 
years ago” (see letters of support). The 1968 extensions do add character to the house 
and are, of course, evidence of customisation but the significance of these later 
extensions adds very little to the heritage importance of the ‘asset’.  

 
6.15 The house is of no identified architectural value and the evidential value can be 

conveyed adequately through documentary records; equally the house does not 
contribute to understanding or appreciating an area or place and does not connect 
with a key aspect of 20th century life, art, architecture or landscape. If it were to be 
considered as a heritage asset the potential of Cedar House to convey significance 
through archaeological/evidential or architectural/aesthetic values would be 
considered at the lowest end of negligible. 

 
 
7 IMPACT ASSESSMENT 
 
7.1 This section assesses the potential physical and non-physical impacts of the proposed 

development. 
 
7.2 Cedar House is not a designated heritage asset but represents a local non-designated 

asset in the form of a standard wooden kit house with some internal alterations and 
substantial later extensions. The building does not appear to qualify for local listing 
using the Bromsgrove Local Heritage List Strategy.  

 
7.3 The building has, however, been added to the Worcestershire HER as a heritage asset. 

It does not technically qualify under the criteria used for submission of information to 
the HER (WAAS 2020) or the precepts of Adding a New Layer: 20th century Non-

 
4 Kit houses are by their very nature suitable for internal customisation.  
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domestic Buildings and Public Places in Worcestershire (WAAS 2020), but some 
flexibility should always be allowed in regard to potential assets of this type, that are 
more subjective than more readily quantifiable assets. As discussed above in Section 
6, the general precepts used by the HER appear erroneous or flawed and this report 
contests that Cedar House has sufficient quality to be considered a heritage asset. 
Nonetheless, given its inclusion on the HER it must currently be viewed as a heritage 
asset. The assessment of significance has indicated that as an asset its value would lie 
at the very lowest end of ‘negligible’. 

 
7.4 The building industry, as a whole, considers that softwood framed houses have a likely 

life-expectancy of 30-40 years (brand-newhomes.co.uk et al.), as opposed to 
hardwood frames such as oak, which may last hundreds of years; cedar is a coniferous 
softwood. The Colt Houses data sheet only provides detail of the life-expectancy of the 
roof shingles. This states that these are only expected to last 40 years before requiring 
replacement if dated post-1965, after which shingles were treated with a preservative; 
the shingles at Cedar House date to 1956 and were not so treated. The existing 
building is now 65 years old and has therefore exceeded its life-expectancy by at least 
25 years. It is therefore clear that the building is at, or beyond, its lifespan. 

 
7.5 A condition survey (Prosser 2021) has confirmed that the building is in very poor 

condition and that this is worsening. It is clear that renovation would require works of 
such significance and repair that, as a heritage asset, the house would subsequently 
be something of a ‘Theseus’ Ship’ (the ancient Athenians maintained that after around 
10005 years they still had the original ship in which Theseus returned from Crete, 
having slain the Minotaur and fled with Ariadne). They were able to make this claim 
because every time part of the wooden ship rotted they replaced it with new material, 
making a city otherwise paramount for its philosophy and culture a laughing stock 
across the rest of Greece. This was popularised for a modern audience in the ‘Only 
Fools and Horses’ episode Heroes and Villains (1984) wherein the road sweeper 
‘Trigger’ has won an award for saving the council money through using the same 
broom for 20 years and maintaining it well, which involved replacing the head 17 times 
and the handle 14 times. When challenged as to whether it is the same broom, he 
produces a photograph of the broom and says: “what more proof do you need?”6. For 
the Athenians the ship was real because it tied intimately into their sense of nationhood 
and independence from Minoan Crete; likewise, Trigger saw his broom as an integral 
identifier of himself as a roadsweeper. No such claim can be made for Cedar House. 

 
7.6 Humour aside, the required renovation works would clearly involve replacement of a 

very significant amount of the material making up the building so as to make it almost 
entirely a different building and therefore unable to demonstrate even the very 
negligible significance conveyed by the existing structure. The building also shows 
evidence that the timber frame has moved and the concrete slab upon which it has 
been constructed may need replacement. Furthermore, there are permitted 
development rights for an 8m rear extension that would need to be implemented in the 

 
5 Theseus may be entirely mythical, but most sources agree that if he had lived it would have been c.1300 
BC. 
6 This is a version of the sorities paradox; “how many grains of sand make a heap”. Contrarily Locke (1632-
1704) noted that we consider ourselves the same person although our bodies are constantly changing. It 
should be noted that Only Fools and Horses was also mocking the Council for accepting the claim at face 
value. 
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event of renovation that would further drain away whatever limited significance the 
building might hold. 

 
7.7 The conclusion of the Condition Report states:  
 

The difficulties in upgrading this property to provide a modern living environment are 
essentially centred around energy conservation, damp and general deterioration of the 
external fabric which has a relatively short design life. 
 
There is no practical solution to bringing insulation up to modern standards. Whilst 
additional material can be laid in the roof space the walls and solid floors cannot be 
upgraded without major alterations. 

 
The problems of condensation, which can result in long-term health problems, go hand-
in-hand with poor insulation. 

 
The external envelope of the property is beyond its design life and requires significant 
repair including structural changes to the main timbers at low level. 
 
I appreciate that there is concern about the cost of upgrading work but I am satisfied 
that it would, in any case, prove to be impractical and would result in alterations which 
would be difficult to accommodate. Redevelopment of the site would be the most cost 
effective and environmentally friendly solution. 

 
7.8 It is clear from the report that the building has very limited potential for any form of 

renovation and that the scale of any such renovations would remove the negligible 
significance the asset may retain, so that it would no longer constitute a heritage asset. 
The occupants have lived in the house for 8 years but are now unable to continue to 
do so; the poor energy efficiency makes the house unsuitable for renting and the poor 
and deteriorating condition of a house that has outlived its natural lifespan would mean 
that no proposed purchaser might reasonably expect to get a mortgage.  

 
7.10 Settings Assessment 
 
7.10.1 The relevant sections of the 5-point plan set out in the Setting of Heritage Assets have 

been considered within this assessment. Step 1 comprises the identification of the asset; 
which is a mid-20th century timber kit house now in very poor condition. It is the 
contention of this report that Cedar House has insufficient heritage significance to be 
considered a heritage asset but given its current inclusion on the Worcestershire HER it 
is, for the moment, consequently assessed as an asset of negligible significance.  

 
7.10.2 Step 2 requires an assessment of the contribution of setting to the heritage significance 

of the asset; in this case the setting of the asset comprises the physical relationship 
between the building and its relationship with the surrounding property boundaries and 
housing; there are no other relevant relationships with other heritage assets. The 
property boundaries were formed by turn of the 20th century build to the north and later 
mid-20th century build to the south, although the northeast boundary of the property 
relates to a section of boundary along the road present on the OS first edition mapping.  
The property boundaries therefore do not hold any significance in themselves, given 
that they relate to buying of land in 1946. The erection of Cedar House by a later 
owner of the land means that they are arbitrary with regard to setting and make only 
a very minimal contribution to context.  



Cedar House, Holy Cross, Clent, Worcestershire:  
Heritage Statement and Impact Assessment 

v1.0 © Archaeological Management Services Limited          23 
 

 
7.10.3 Step 3 requires an assessment of the effects of the proposed development on 

significance and the ability to appreciate it. The existing house has no appreciable 
impact on the location or siting of any surrounding asset. The loss of the building will 
not affect its existing boundaries and the proposed replacement will act to preserve and 
enhance the heritage significance of the plot through allowing an appreciation of the 
original division from the village.  

 
7.10.4 Step 4 requires an assessment of ways of maximising enhancement and avoiding or 

minimising harm. Under the proposals Cedar House will be replaced thereby 
maintaining the interrelationship of a domestic dwelling within its plot, but there is no 
identifiable way to maximise enhancement or minimise harm to the asset itself. The 
ongoing deterioration of Cedar House will almost certainly eventually lead to the loss 
of the building, as there is no reasonable scope for long-term preservation. This would 
undoubtedly result in the total loss of the ability to physically convey any heritage 
significance in the relatively near future. In the event that more detailed condition survey 
suggests that suitable renovations could be undertaken, the extent of such works would 
result in a structure that would be significantly changed; in this event retention would 
also trigger the erection of an 8m extension to the rear under permitted development 
rights, which would further alter the building with a consequent further loss of ‘heritage 
significance’. Currently the building does not contribute in a positive way to the main 
receptors, in the form of neighbours, who appear supportive of the proposals (see 
letters of support provided in regard to the application). Replacement of the building 
with a single new dwelling will therefore result in an overall neutral effect by preventing 
later overdevelopment of the site. 

 
7.10.5 Step 5 is to be carried out by the Local Authority. 
 
 
8 CONCLUSIONS 
 
8.1 This proportionate heritage statement and impact assessment has considered the 

potential for the proposed re-development of the dwelling known as Cedar House, as 
required by the National Planning Policy Framework 2019, policy BDP20 of the Local 
Plan and section 3.9.2 of the High Quality Design SPD.  

 
8.2 Cedar House is a kit house constructed in 1956 with some internal alteration of 

uncertain date and was significantly extended in 1968. It is in poor physical condition 
and is actively deteriorating as indicated in the Condition Survey (ibid). It is now 
proposed to demolish the existing house and construct a new energy-efficient dwelling 
on the site. It is the contention of this report that, in the first instance, the property does 
not qualify as a non-designated heritage asset and that the reasoning behind the 
inclusion on the HER is based on a number of flawed assumptions. 

 
8.3 Nonetheless, given that Cedar House is currently included on the HER an assessment 

of significance has been made as though it were such an asset. In this case para 197 
of the NPPF, para BDP20.14 of the Bromsgrove Local Plan and section 3.9.2 of the 
High Quality Design SPD require a balanced judgement to be made “having regard to 
the scale of any harm or loss as a result of proposed development and the significance 
of the Heritage Asset” where harm has been identified. The scale of loss would, in this 
instance, involve the complete loss of the dwelling and be ‘substantial’.  
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8.4 It is clear, however, that set against this is the on-going environmental harm and 
continued deterioration of the building that will lead to its eventual loss in the event that 
the proposals are not permitted. It is understood that renovation works are not 
practicable or reasonable, given the existing condition of the building, but that if this 
option were to be undertaken the extent of the works would effectively involve so much 
replacement of original material as to remove whatever character or historic interest 
the building may retain. In this event there are permitted development rights for an 8m 
rear extension that would need to be implemented and which would significantly alter 
the form and character of Cedar House, so as to further drain away what little heritage 
value the building may hold. Given the potential significance of the ‘asset’ has been 
assessed as being at the very lowest end of negligible, it is considered that the harm 
being caused to the environment through poor insulation and consequent negative 
effect on climate change more than offsets the loss of significance resulting from 
demolition of the house. Harm could be further offset through a programme of 
photographic recording prior to and during demolition.  

 
8.5 Replacement of the demolished building with a new-built structure would maintain, in 

broad terms, the plan layout of the site, which constitutes an element of the heritage 
significance of the ‘asset’ and allow this to still be appreciated. The new house would 
be built in a sympathetic and broadly complementary form which would maintain the 
significance it provides to the plan form of the Holy Cross settlement, as conveyed 
through heritage. It is likely that renovation would not be possible (the condition report 
suggests this is ‘impractical’ and failure to implement the scheme would result in the 
future total loss of the asset (the standing building) through on-going deterioration. 

 
8.6 This report considers that the proposals will result in no harm to heritage significance. 

However, if it is maintained that the Cedar House does comprise a heritage asset then 
Para 197 would be triggered by the proposals. Under such circumstances the balancing 
exercise would result in a neutral, or slight beneficial outcome in regard to demolition, 
predominantly due to the environmental harm caused by the existing building. As such 
it is considered that the proposals are compliant with all relevant legislation and 
guidance and should be permitted.   
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APPENDIX 1: Colt House Letter and Fact Sheet 
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COLT HOUSES 
FACT SHEET 

 

Life Span 
 

As you are aware this company was founded in 1919 and has built some 16,000 homes 
around the United Kingdom and abroad. We have been back to re-furbish and extend 
some that were built in this very early period and have always found the timber frame 
to be in very good condition. The only exceptions we have ever found is where the 
outside ground level has been allowed to rise above the Damp Proof Course or a poor 
cladding detail was employed. 

 
Providing that there have been no large holes in the roof or continuous plumbing leaks 
inside, there is no reason why a Colt House should not go on and on. Since 1965 the 
roof shingles have been treated under pressure with preservative and have a life span 
of at least forty years. There are softwood timber framed houses in Sweden that are 
over three hundred years old. 

 
The Colt House is predominately clad in cedar wood that has its own natural oils, which 
are extremely good for its long term preservation. Obviously elevations that face the 
brunt of the weather will show signs of wear in time, but these can easily be re-clad 
when that time eventually comes. 

 
We have a qualified Surveyor who is fully conversant with the Colt House system and 
will travel should you require this service. His name is Richard Copland and he can be 
contacted on (01233) 861470. 
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