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HERITAGE IMPACT ASSESSMENT 

Wenham Hill, Wenham Magna 

 

INTRODUCTION 

 

001 Heritage assets are an irreplaceable resource and should be 

conserved in a manner appropriate to their significance. Conservation 

is the process of managing change to a heritage asset in a way that 

sustains and, where appropriate, enhances its significance. 

Significance is defined as the value of a heritage asset to this and 

future generations because of its heritage interest. Significance derives 

not only from a heritage asset’s physical presence but also from its 

setting. Being able to properly assess the nature, extent and 

importance of the significance of a heritage asset is important to 

understanding the potential impact of any proposal. What matters in 

assessing whether a proposal might cause harm is the impact on the 

significance of the heritage asset. Actions to conserve heritage assets 

need to be proportionate to their significance and to the impact on 

that significance. 

 

Conservation is achieved by all concerned with a significant place sharing an 

understanding of its significance, and using that understanding to judge how 

its heritage values are vulnerable to change; to take the actions and impose 

the constraints necessary to sustain those values; and to ensure that the place 

retains its authenticity – those attributes and elements which most truthfully 

reflect and embody the heritage values attached to it (‘Conservation 

Principles’; Historic England, 2008). 

 

002 Designated heritage assets are those assets which have been 

recognised for their particular heritage value and which have been 

given formal status under law and policy that is intended to sustain 

those values. Wenham Hill is a building listed under the Planning (Listed 

Buildings and Conservation Areas) Act 1990 for its special architectural 

or historic interest. This report focuses on this building as a heritage asset 

that is affected by a proposal within its setting which is the subject of 

an application for planning permission. The report adopts a narrative 

format which describes what matters and why in terms of the 

significance of the affected heritage asset. The report also considers 

the potential impact of the proposal and the justification for any harm 

as part of a staged approach to decision-making concerning change 

that affects heritage assets.  
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ASSESSING HERITAGE SIGNIFICANCE 

 

003 An assessment of the significance of a heritage asset and the impact 

of a proposal within its setting on that significance should be 

undertaken as a series of stages. The assessment should address the 

key attributes of the heritage asset itself, and should then consider the 

physical surroundings of the asset, the asset’s intangible associations 

with its surroundings and patterns of use, and the way views allow the 

significance of the asset to be appreciated. The affected heritage 

asset is a grade II listed building and therefore a designated heritage 

asset for the purpose of planning policy. The Secretary of State has a 

duty to compile a list of buildings of special architectural or historic 

interest as a guide to the planning authorities when carrying out their 

planning functions. Wenham Hill was entered on the ‘List’ in 1955. 

 

House. C16 or earlier with later alterations and additions. Probably timber-

framed and plastered. Red plain tiled roofs. The house of H-plan is noteworthy 

externally for its four huge external red brick chimney stacks. They are all 

offset. There are two to left return, that to front with three octagonal shafts, 

moulded capitals, bases and bands, the rear stack with two diagonal shafts, 

moulded capitals, probably rebuilt. Central rear stack, three octagonal shafts, 

moulded bands, capitals and bases. Right return stack has four similar 

octagonal shafts. Two storeys and attics. The cross-wing gables each with a 

small-paned two-light attic window below which are the hipped roofs of 

angled two-storey bays. 1:3:1 window range of small-paned vertically sliding 

sashes, bays of three lights. Central reproduction plank and muntin door, 

moulded surround. There is a brick buttress to front chimney stack of left return 

and a single-storey front addition. The rear stack has a gabled bake-oven. 

Single-storey rear range. No internal inspection (NHLE ref. 1285661). 

 

004 Wenham Hill is not within the ownership of the applicant and therefore 

a detailed inspection of the building has not been undertaken as part 

of this assessment. The timber-framed building appears to be of late 

sixteenth or early seventeenth century date and stands in an elevated 

position at the end of a carriage-drive which extends from Wenham 

Lane. The building is of two storeys with attics and appears to have 

originally comprised a three-cell plan form. External chimney-stacks 

were positioned against both gable end walls and against the rear wall 

of the central hall. Each stack possesses an in-line arrangement of 

octagonal shafts, whilst a fourth has square shafts set diagonally. Later 

remodelling included the addition of a pair of canted bays to the front 

and the provision of small-paned sash windows to the principal rooms. 

The wings at the rear of the building remained jettied at attic level.  
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Fig.1   Front (west) elevation of Wenham Hill 

 

 
 Fig.2   Rear (east) elevation of Wenham Hill 
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005 In his will of August 1618 Sir Calthorpe Parker (c.1580-1618) of Erwarton 

bequeathed to his wife his ‘new-built messuage in Wenham Magna’. 

Calthorpe was recorded in the County Visitation of 1612 as the 

grandson of Sir Henry Parker (c.1513-52) whose marriage to the 

daughter and heir of Sir Philip Calthorpe of Erwarton (c.1480-1549) had 

brought the manor of Erwarton to the Parkers. Henry was married to 

Elizabeth Calthorpe (c.1521-78) in 1548 and their son, Sir Philip Parker1 

(c.1549-1604), inherited the manor from his mother. Philip1 was married 

to Catherine Goodwin in 1568 and it was he who rebuilt Erwarton Hall in 

the 1570s. Calthorpe was the son of Philip1 and Catherine and in 1598 

he was married to Mercy who was the daughter of Sir Stephen Soame 

(c.1544-1619), Lord Mayor of London, whose monument is housed in 

the north chapel of the parish church at Little Thurlow (c.1621). 

 

006 Sir Calthorpe Parker died in September 1618 and in his will (proved 

January 1619) he bequeathed to his wife, Dame Mercy, his ‘capital 

messuage or manor home in Erwarton’ to hold until his eldest son, Sir 

Philip Parker2 (c.1601-75), had reached the age of twenty-one. 

Calthorpe also bequeathed to his wife his ‘capital and new-built 

messuage in Wenham Magna’ to hold for the remainder of her natural 

life. Philip2 was knighted in 1624 and was married to Dorothy who was 

the daughter and heir of Sir Robert Gawdy (c.1577-1639). Philip’s2 wife 

pre-deceased her father in about 1635 and his mother, Mercy, died in 

1636. Philip2 and Dorothy’s son, Sir Philip Parker3 (c.1625-90), was 

created Baronet Parker of Erwarton Hall in July 1661 and it would 

appear that Philip2 was residing at Wenham Magna by that date. 

 

007 Philip2 was styled as ‘Sir Philip Parker of Wenham Magna, knt.’ in his will 

of 1664 and was recorded under Wenham Magna in the returns of the 

Hearth Tax in 1674. Philip2 possessed twelve hearths which correspond 

to the number of shafts on the four chimney-stacks at Wenham Hill. 

Philip2 died at Wenham in 1675 and the manor of Wenham Magna 

appears to have then passed to his brother, Nathaniel Parker (c.1613-

84). Nathaniel also died at Wenham and the manor then devolved to 

Philip3 who had been recorded under Erwarton in the 1674 returns with 

twenty hearths. The First Baronet died in 1690 and was succeeded by 

his son, Sir Philip Parker4 (c.1650-1700), who made the decision to lease 

the Wenham estate in the closing years of the seventeenth century. 
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Fig.3   Erwarton Hall (photographed early C20) 

 

 

Fig.4   Wenham Hill (photographed c.1920) 
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Fig.5   Samford Hundred (Map of the county of Suffolk, 1783) 

 

 
Fig.6   Erwarton Hall (detail from 1783 map) 

 

 
Fig.7   Wenham Hill (detail from 1783 map) 
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008 Sir Philip Parker4 leased the ‘capital messuage’ at Wenham Magna in 

1690. The Second Baronet died in 1700 and was succeeded by his son, 

Sir Philip Parker5 (c.1682-1741). The Third Baronet leased the ‘capital 

messuage called Wenham Hill’ in 1705 which is the earliest surviving 

reference to the name of the building. The Baronetcy became extinct 

upon Philip’s death in 1741 and the Wenham estate then passed to his 

two daughters and co-heirs, Elizabeth (d.1757) and Martha Parker 

(d.1773). Philip5 had been married to Martha East (d.1758) and in 1742 

Elizabeth and Martha sold the Wenham estate with the ‘capital 

messuage and farm known as Wenham Hill’ to their uncle, Gilbert East1 

(SROI GC/7/2/5). 

 

009 Gilbert’s brother, William East1 (d.1737), built Hall Place in the parish of 

Hurley in Berkshire between 1728 and 1735. Gilbert1 died in 1768 and 

the Wenham estate appears to have then passed to his nephew, Sir 

William East2 (c.1738-1819). William2 had been created Baronet East of 

Hall Place in June 1766 and the Wenham estate descended to his son, 

Sir Gilbert East2 (c.1764-1828), upon whose death the Baronetcy 

became extinct. Shortly before his death, Gilbert2 had leased the 

messuage known as Hill Farm (alias Wenham Hill) to a farmer by the 

name of Isaac Rist1 (c.1775-1831).  

 

010 Isaac’s father, David Rist1 (c.1746-99), had resided at Wenham Hill in 

the late eighteenth century and in his will of 1796 he was styled as 

‘David Rist of Wenham Magna, farmer’. David1 had married Elizabeth 

Everett in 1767 and together they had three sons (David2, Isaac1 and 

Robert1) and two daughters (Elizabeth and Lydia). David2 died in 1830 

and Isaac1 in 1831. The youngest son, Robert Rist1 (c.1776-1851), was 

born in Wenham and had three sons (Robert2, David3 and Isaac2) with 

Susannah King whom he had married in 1811. Robert2 (c.1814-55) and 

David3 (c.1816-94) were recorded at Hill Farm in both the 1841 census 

and as tenants of the trustees of Sir Gilbert East in the tithe 

apportionment of 1844 (SROI FDA274/A1/1a).  

 

011 Whilst Robert2 had remained a farmer at Wenham throughout the 

1840s, his partnership with his brother David3 was dissolved in 1852 and 

he died three years later in 1855. Robert’s2 aunt, Elizabeth Rist, had 

married William Golding (d.1846) in 1810 and it is most probably their 

son, William, who was recorded as a farmer at Hill House Farm (alias 

Wenham Hill) in the late 1850s and 1860s.  
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 Fig.8   Hill Farm as surveyed in 1724 (BL Add MS 21057) 

 

 
 Fig.9   Detail of farmstead as surveyed in 1724 (BL Add MS 21057)     
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012 Sir Philip Parker’s5 387-acre Wenham estate included both the Hill Farm 

and the Priory Farm in Wenham Magna at the date of its survey in 1724 

(BL Add MS 21057). Hill Farm had been leased with 62 acres in both 

1690 and 1705, and was recorded in the 1724 survey with 57 acres of 

land. The Wenham estate also included land in the adjoining parish of 

East Bergholt, both at the time of the survey and when the estate was 

sold in 1742. In 1828 Isaac Rist1 leased Hill Farm with land in Wenham 

Magna and East Bergholt. His nephews, Robert2 and David Rist3, leased 

53 acres in Wenham Magna in 1844 and this formed part of their 240-

acre holding in Wenham Magna and East Bergholt in 1851. The size of 

the holding had been reduced to 195 acres by the date of its sale in 

1871 and to 154 acres by 1925. 

 

013 The 1724 survey depicted Wenham Hill at the centre of a 57-acre 

holding with the main house forming part of a dispersed group of 

buildings. The farm premises were located to the west of the house, on 

the approach from Wenham Lane, and included a barn-yard (e), a 

stack-yard (d) and a cow-yard (c). A barn and a probable cow-house 

stood within their respective yards, whilst the main house was itself 

served by a detached back-house which stood to its rear across a 

pump-yard (b). An orchard existed to the south of the barn. 

 

014 Robert2 and David Rist3 were tenant farmers of the 53-acre holding in 

1844. The farm premises had been re-located to the north of the house 

by that date which in turn had created the picturesque approach to 

the house from Wenham Lane. The tithe map of 1839 appears to show 

the cow-house of the 1724 survey which would later be removed as 

part of a further phase of improvements in the mid-nineteenth century 

(SROI FDA274/A1/1b).  

 

015 The timber-framed barn which stands to the north of the house was 

also shown on the 1839 map. The barn incorporates a structure of early 

seventeenth century date which originally formed a three-bay barn 

with a central porch. The structure also included a fourth bay which 

most probably served as a stable. This structure was enlarged to six 

bays and completely re-roofed in the mid to late eighteenth century. 

The nature of the alterations, combined with the evidence from the 

1724 survey, would plausibly suggest that the earlier wall-framing of this 

structure was re-used in its present position having been removed from 

the former barn-yard.  
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Fig.10   Map of the parish of Wenham Magna, 1839 (SROI FDA 274/A1/1b) 

 

 
Fig.11   Hill Farm as shown on the 1839 tithe map (SROI FDA 274/A1/1b) 
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Fig.12   Land leased to Robert and David Rist in mid-nineteenth century 

 

 
Fig.13   Wenham Hill (photographed c.1950) 

 

 

 



Wenham Hill, Wenham Magna 
 

 

 

12 

 

016 The 1724 survey recorded the individual fields of the 57-acre Hill Farm. 

The area used for arable crops included Gravel Pit Field which was 

situated on high ground to the south-east of the main house. The area 

used as pasture included the land between Gravel Pit Field and 

Wenham Lane, which comprised Orchard Fen on the valley slope and 

The Meadow on the valley floor. The 1844 tithe apportionment similarly 

recorded the fields of the 53-acre farm at which date the use of the 

land was 70% arable and 30% pasture. Gravel Pit Field continued to be 

used for arable crops and now included ‘Back Yard’ which previously 

lay to the east of the house. Orchard Fen and Six Acre Meadow 

(formerly The Meadow) remained as pasture in 1844 and by which 

date the former had incorporated the site of the orchard. The use of 

the fields identified above remained unchanged in 1925.  

 

017 In 1724 the main house possessed a garden (a) to the south and west 

and a yard (b) between it and the back-house. The garden was shown 

on the 1839 tithe map as being subdivided by that date by the existing 

garden wall (with the west garden identified as land parcel 187). A 

yard continued to exist at the rear of the house and the service 

building remained detached at that date. The west garden appears to 

have been provided with its existing terrace by the mid-1880s. The yard 

and the east garden had been combined by that date and a single-

storey service range had been constructed on the north side of the 

yard. This arrangement remained into the twentieth century. 

 

018 Wenham Hill was the residence of the former High Court judge, Sir Leslie 

Boreham (c.1918-2004), from 1963 until his death in 2004. The land 

surrounding the house was initially rented to local farmers for grazing 

cattle and sheep. Changes were made to the landscape in the late 

1960s and early 1970s with part of Gravel Pit Field being used to extend 

the east garden (see 1970 OS map). A wood was planted in the 

remainder of the field and the valley floor was also planted with trees 

at this date. In the early 1990s Wenham Hill was separated in ownership 

terms from the surrounding land for what appears to be the first time 

since its construction. The extent of the property was reduced to an 

area immediately around the former farmstead which itself remained 

served by the carriage-drive off Wenham Lane. The new owners of the 

surrounding land cleared the valley floor of the trees which had been 

planted in the 1970s and constructed a lake. 
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Fig.14   Wenham Hill (photographed c.1925) 

 

 

Fig.15   Extent of property following separation from surrounding land 
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Fig.16   Wenham Hill (photographed c.1925) 

 

 
Fig.17   3rd edition OS map, 1927 (revised 1924; sheet LXXXI.SE) 
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Fig.18   Wenham Hill (photographed c.1968) 

 

 
Fig.19   Valley floor prior to clearance in early 1990s 
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019 Wenham Hill stands on the edge of a plateau which is defined by a 

tributary valley of the Stutton Brook. The property was described in 1871 

as ‘standing in a commanding position overlooking the rich valley of 

the Lattinford Stream’ (SROI, HE402/1/1871/4) and the single contour 

line marked on the 1927 OS map conveys the topography of the area. 

The immediate and wider setting of Wenham Hill has been analysed for 

those ‘views’ which allow the significance of the heritage asset to be 

appreciated. The assessment has extensively considered the areas to 

the south and east of the house on the basis that this part of its setting is 

the subject of an application for planning permission. 

 

020 The first series of views (figs.23-30) look inwards towards the house from 

within its grounds. The series commences at the point of entrance off 

Wenham Lane from where the house is initially hidden from sight but 

comes into view about halfway along the carriage-drive. The 

approach affords a view of the house from distance and also allows its 

elevated position to be appreciated. The series provides a 360-degree 

view of the exterior of the house, with views of importance including 

that from the front terrace from where the barn may be seen in 

conjunction with the house and that from the rear garden which 

produces a pleasing composition of gables and chimney-stacks.    

 

021 The second series (figs.31-38) look outwards towards the surroundings of 

the house from within its grounds. These images, in particular, convey 

the sense of isolation and tranquillity that is experienced within the site. 

The transition from high to low-lying ground can be appreciated from 

the southern tip of the rear garden from where it is apparent that the 

wood is confined to the plateau and from where the crest of the hill 

hides the valley below in the view to the south-east. Wenham Hill shares 

the high ground with the woodland which abuts the rear garden along 

its east boundary and from which a building is visible in a clearing. 

 

022 The third series (figs.39-46) look towards the house from its surroundings. 

A single gap exists in the roadside planting along Wenham Lane and, 

whilst the house is not visible, the opening affords a view across the 

low-lying meadow. The wood is served by an access track off the lane 

from which, at the point of crossing into Orchard Fen, the chimney 

shafts of Wenham Hill may be glimpsed above the same crest of the 

hill. The house is visible from the edge of the wood along the east 

boundary of the rear garden and from the clearing in the wood. 
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 Fig.20   Viewing points towards house from grounds of heritage asset 

 

 
Fig.21   Viewing points of surroundings from grounds of heritage asset 

 

 
Fig.22   Viewing points towards house from surroundings of heritage asset 
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 Fig.23   VP01 (view ENE)   Fig.24   VP02 (view ENE) 

 

  
Fig.25   VP03 (view E)    Fig.26   VP04 (view SSE) 

 

  
Fig.27   VP05 (view ESE)   Fig.28   VP06 (view NNE) 

 

  
Fig.29   VP07 (view NNW)   Fig.30   VP08 (view NW) 
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Fig.31   VP09 (view WSW)   Fig.32   VP10 (view SW) 

 

  

Fig.33   VP11 (view SE)    Fig.34   VP12 (view SE) 

 

  

Fig.35   VP13 (view ENE)   Fig.36   VP14 (view NW) 

 

  
 Fig.37   VP15 (view SE)    Fig.38   VP16 (view SE) 
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Fig.39   VP17 (view NNE)   Fig.40   VP18 (view N) 

 

  

Fig.41   VP19 (view NNW)   Fig.42   VP20 (view NW) 

 

  

Fig.43   VP21 (view NW)   Fig.44   VP22 (view NW) 

 

  

Fig.45   VP23 (view NW)   Fig.46   VP24 (view WNW) 
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023 Wenham Hill has been included in a list of buildings of special 

architectural or historic interest. In legislation and designation criteria, 

the term ‘special architectural or historic interest’ of a listed building is 

used to describe all or part of what, in planning terms, is referred to as 

the identified heritage asset’s significance. Significance derives not 

only from a heritage asset’s physical presence but also from its setting, 

and is defined as the value of a heritage asset to this and future 

generations because of its heritage interest. That interest may, inter 

alia, be architectural or historic. The first is an interest in the design and 

aesthetics of a place which can arise from conscious design or, 

equally, from the way in which the heritage asset has fortuitously 

evolved over time. It is specifically an interest in the art or science of 

the design, construction, craftsmanship and decoration of buildings. 

The second is an interest in past lives and events, and heritage assets 

can illustrate or be associated with them.  

 

024 Wenham Hill was described as newly built in 1618. The heritage interest 

in the building is derived from its original construction phase of the late 

sixteenth or early seventeenth century and from subsequent phases of 

alteration which include those of the late eighteenth and early 

nineteenth century. The external chimney-stacks with their array of 

octagonal shafts are notable features of the original building. The 

building is associated with the Parkers of Erwarton who were 

responsible for its construction and who appear to have occupied the 

building in the seventeenth century. Although the Wenham estate was 

sold by the Parkers in the mid-eighteenth century, the elevated and 

isolated position of the house continues to reflect its early status. 

Wenham Hill possessed slightly more than 50 acres of land. The 

property was leased from the late seventeenth century and, from at 

least the second half of the eighteenth century, was occupied by 

tenant farmers. The farm premises were relocated to the north of the 

house during the eighteenth century which action deliberately (or 

otherwise) created the picturesque approach to the house off 

Wenham Lane. The farm premises were further improved in the mid-

nineteenth century and its standing remains include an eighteenth 

century barn which incorporates an earlier structure. Changes were 

made to the agricultural surroundings of the former farmstead in the 

late 1960s and early 1970s, and again in the early 1990s at which date 

Wenham Hill was separated in ownership from the surrounding land. 
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MANAGING CHANGE TO SIGNIFICANT PLACES 

 

025 Balanced and justifiable decisions about change in the historic 

environment depend upon understanding the values of a heritage 

asset and, with it, the ability to understand the impact of a proposal on 

its significance. Planning Practice Guidance (2019) advises that any 

decisions where listed buildings and their settings are a factor must 

address the statutory considerations of the Planning (Listed Buildings 

and Conservation Areas) Act 1990, as well as applying the relevant 

policies in the Development Plan and the National Planning Policy 

Framework (2019). 

 

026 Wenham Hill has been included on the statutory list of buildings of 

special architectural or historic interest. Successive Secretaries of State 

have made it clear that, as a matter of policy, buildings of special 

interest should be preserved. The courts have shared this view: ‘… the 

public interest in the preservation of buildings of special architectural or 

historic interest needs no emphasis. Once a building has been listed, 

that public interest has been declared’. Section 66(1) of the 1990 Act 

places a duty upon the local planning authority to have special regard 

to the desirability of preserving the building itself or its setting or any 

features of special architectural or historic interest which it possesses. 

 

In considering whether to grant planning permission for development which 

affects a listed building or its setting, the local planning authority 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 (section 

66(1), Planning (Listed Buildings and Conservation Areas) Act 1990). 

 

027 Preservation has been interpreted by the courts as meaning ‘to keep 

safe from harm’ – that is, not harming the special interest of an 

individual building, its significance, as opposed to preventing any 

change. The desirability of preserving a listed building has been 

determined by the courts to be a consideration which must be 

regarded as having ‘considerable importance and weight’. If any 

proposal would conflict with the objective of preserving the listed 

building, there will be a ‘strong presumption against the grant of 

planning permission’. The courts have also confirmed that the duty 

under section 66(1) applies just as much to development that affects 

the setting of a listed building as it does to development that affects 

the building itself. 
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028 Section 38(6) of the Planning and Compulsory Purchase Act 2004 Act 

requires that, where regard is to be had to the Development Plan, 

decisions shall be made in accordance with the Plan unless material 

consideration indicates otherwise. The Development Plan for the district 

of Babergh includes the Core Strategy (2014) and the saved policies of 

the Local Plan (2006). The Core Strategy includes the provision that 

proposals should ‘respect’ heritage assets (policy CS15), whilst the 

Local Plan contains a specific policy for proposals that would affect a 

listed building or its setting (policy CN06). 

 

Proposals should (i) retain a setting which is appropriate to the listed building 

and the relationship with its surroundings, and (ii) should respect those features 

which contribute positively to the setting of a listed building including space, 

views to and from the building, and historic layout (policy CN06, Babergh 

Local Plan 2006). 

 

029 The National Planning Policy Framework (2019) states that heritage 

assets are an irreplaceable resource and should be conserved in a 

manner appropriate to their significance. Conservation is defined as 

the process of managing change to a heritage asset in a way that 

sustains and, where appropriate, enhances its significance. The term 

‘heritage asset’ has been defined in the NPPF to include those 

buildings which have been identified as having a degree of 

significance and which, because of their heritage interest, merit 

consideration in planning decisions. Designated heritage assets are 

those assets which have been recognised for their particular heritage 

value and which have been given formal status under law and policy 

that is intended to sustain those values. The general presumption in 

favour of preserving listed buildings has remained a common thread 

since the publication of Circular 8/87 and the NPPF has now extended 

that presumption to all designated heritage assets.  

 

When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight should be given to 

the asset’s conservation (and the more important the asset, the greater the 

weight should be). This is irrespective of whether any potential harm amounts 

to substantial harm, total loss or less than substantial harm to its significance. 

Any harm to, or loss of, the significance of a designated heritage asset (from 

its alteration or destruction, or from development within its setting) should 

require clear and convincing justification. Substantial harm to or loss of a 

grade II listed building should be exceptional and to assets of the highest 

significance, including grade I and II* listed buildings, should be wholly 

exceptional (paragraphs 193-4, National Planning Policy Framework 2019). 
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030 What matters in assessing whether a proposal might cause harm is the 

impact on the significance of the heritage asset. The NPPF states that 

significance derives not only from a heritage asset’s physical presence 

but also from its setting. Setting is an established concept that relates to 

the surroundings in which a place is experienced, embracing both past 

and present relationships. National planning policy establishes the twin 

roles of setting - it can contribute to the significance of a heritage asset 

and it can allow that significance to be appreciated. 

 

Setting of a heritage asset: The surroundings in which a heritage asset is 

experienced. Its extent is not fixed and may change as the asset and its 

surroundings 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 (National Planning Policy 

Framework 2019). 

 

031 The former farmhouse known as Wenham Hill was listed in 1955 and is a 

designated heritage asset for the purposes of planning policy. It is 

widely accepted that change in the historic environment is inevitable. 

The settings of heritage assets change over time and understanding 

the history of change is important when considering the impact of a 

proposal on the contribution made by setting to significance. Heritage 

assets may be affected as much by change in their setting as by direct 

physical change. Not all settings have the same capacity to 

accommodate change without harm to the significance of a heritage 

asset or the ability to appreciate it. The assessment of the heritage 

asset and its setting has therefore provided a baseline for considering 

the impact of a proposal on its significance.  

 

032 Gravel Pit Wood lies to the east of Wenham Hill and was planted in the 

late twentieth century. The wood abuts the garden of Wenham Hill 

which was extended to its present size during the same period. 

Wenham Hill was subsequently separated in ownership from the 

surrounding land (including the wood). A modern agricultural storage 

building stands in a clearing in the wood and is visible from the grounds 

of Wenham Hill. The four-bay structure is open-fronted and south-

facing, with walls that are externally clad with horizontal boarding and 

a roof that is covered with pantiles. The building is served by an access 

track from Wenham Lane which crosses the stream and ascends the 

slope of Orchard Fen before entering the wood from the south. 
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 Fig.47   Agricultural storage building in Gravel Pit Wood 

 

 
Fig.48   Building viewed from boundary between garden and wood  
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033 The General Permitted Development Order (2015) sets out permitted 

development rights for the conversion of agricultural buildings to 

dwelling-houses. Class Q permits development consisting of a change 

of use of a building and any land within its curtilage from a use as an 

agricultural building to a dwelling-house, and those building operations 

which are reasonably necessary to convert the building into a 

dwelling-house. ‘Prior Approval’ was issued in May 2019 for the 

conversion of the agricultural storage building which stands in Gravel 

Pit Wood into a single dwelling-house (ref. DC/19/01331). The approved 

scheme maintained the external dimensions of the building and 

introduced a glazed screen behind the storey-posts of the open-

fronted building. The approval was subject to a standard condition 

that the development must be completed within a period of three 

years from the date of its approval. 

 

034 An application for planning permission for the construction of a single 

dwelling-house was then submitted to the local planning authority in 

October 2019. The scheme was proposed as an alternative to that 

approved under Class Q and therefore the conversion of the 

agricultural storage building would not be undertaken in the event that 

permission for the alternative proposal was both granted and 

implemented. The new dwelling-house was proposed to be positioned 

on the southern edge of the wood and would be served by the existing 

access track off Wenham Lane. The two-storey building had a court-

yard plan with external walls clad with horizontal boarding and a roof 

covered with zinc. Planning permission was, however, refused for the 

alternative scheme in December 2019 (ref. DC/19/04959). One of the 

stated reasons for refusal was that the proposal would harm the 

significance of the listed building, namely Wenham Hill. 

 

The proposal is considered to cause a medium level of less than substantial 

harm to the significance of the listed building Wenham Hill. The immediate 

landscape is rolling and rural, and it contributes very greatly to the setting of 

Wenham Hill, and as such any scale or form of residential development within 

the setting of the listed building would undoubtedly impinge upon that setting, 

and consequently be considered detrimental to its significance. The current 

proposal will impose dramatically upon the land associated with Wenham Hill 

and compete for importance with the listed building, which will confuse the 

narrative of the site and diminish the significance of Wenham Hill (reason 2 of 

refusal notice, ref. DC/19/04959).  
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Fig.49   South-west elevation of refused dwelling-house (Roger Balmer Design) 

 

 
Fig.50   North-west elevation of refused dwelling-house (Roger Balmer Design) 

 

 
Fig.51   Siting of approved conversion and refused alternative dwelling-house     
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035 Considerations under Class Q include, inter alia, whether the siting of 

the building makes it ‘undesirable’ for the building to change from 

agricultural use to a dwelling-house. Undesirable is not defined in the 

regulations and therefore local planning authorities are advised to 

apply its normal dictionary meaning (‘unwanted, harmful or 

objectionable’) in making any judgment. When considering whether it 

is appropriate for a change of use to take place, a local planning 

authority starts from the premise that the permitted development right 

grants permission subject to set requirements. When siting is considered 

in this context, it is not appropriate to apply the tests from the NPPF 

except to the extent that they are relevant to the subject matter of the 

prior approval. Therefore, in concluding that the conversion of the 

agricultural storage building was not undesirable in terms of its siting, 

the local planning authority would not have taken into account the 

impact of the proposal on the setting of the listed building. 

 

036 The approval for the conversion of the agricultural storage building into 

a single dwelling-house confirmed the existence of a ‘fall-back’ 

position for residential use on this land.  

 

It was necessary to take into account the fall-back available to the owner of 

the land, including the permitted development rights arising under Class Q in 

the GPDO. Not to have done so would have been a failure to have regard to 

a material consideration and thus an error of law …. In my view it was entirely 

reasonable to assume that any relevant permitted development rights by 

which the owner of the land could achieve residential development value 

from the site would ultimately be relied upon if an application for planning 

permission for the construction of a new dwelling was refused …. In my view, 

the council was entitled to accept that there was a ‘real prospect’ of the fall-

back development being implemented and to give the weight it evidently 

did to that fall-back as a material consideration (Mansell v Tonbridge and 

Malling Borough Council, 2017). 

 

037 When a court is considering whether there is a ‘real prospect’ of a fall-

back development being carried out should planning permission for an 

alternative development be refused, there is no rule of law that the 

‘real prospect’ will depend on permission having been granted for that 

development or on the owner of the land having said that they would 

make use of permitted development rights available to them under the 

GPDO. As Sullivan L.J. said in his judgment in Samuel Smith Old Brewery 

(2009), the basic principle is that ‘for a prospect to be a ‘real prospect’, 

it does not have to be probable – a possibility will suffice’. 

 



Wenham Hill, Wenham Magna 
 

 

 

29 

 

 
Fig.52   Agricultural storage building visible and in close proximity on adjoining land 

 

 
Fig.53   Visual relationship between agricultural storage building and listed building        
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038 The permitted development rights under Class Q of the GPDO provide 

the owner of the land with a fall-back position for residential use. That 

position has been reinforced by the ‘Prior Approval’ for the conversion 

of the agricultural storage building into a single dwelling-house which 

was issued in May 2019 (ref. DC/19/01331). There is now a ‘real 

prospect’ that a residential use will be introduced on the land and the 

fall-back position is a material consideration that must be afforded 

weight in any decision. 

 

039 It must be concluded that the conversion of the agricultural storage 

building into a single dwelling-house would harm the significance of 

Wenham Hill. The isolated position of the house continues to reflect the 

early status of the building as built and occupied by members of the 

Parker family of Erwarton Hall during the seventeenth century. The 

agricultural storage building stands in close proximity to and on land 

adjoining the listed building. There is also inter-visibility between the 

storage building and the rear elevation of the listed building. The 

conversion of the storage building would result in a change in 

character of its immediate environs as a result of the introduction of a 

residential use (ie. from woodland to garden). Such a change with all 

that it would entail would conflict with the remoteness and tranquillity 

that is presently experienced within the grounds of Wenham Hill. The 

impact on the listed building in heritage terms would be the loss of the 

sense of isolation which has been identified as an important attribute of 

its significance. 

 

040 Planning permission was refused for a two-storey dwelling-house on the 

southern edge of the wood in December 2019 (ref. DC/19/04959). The 

application was refused, in part, for the reason that the proposal would 

harm the significance of the listed building, namely Wenham Hill. The 

new dwelling-house would stand in close proximity to and on land 

adjoining the listed building. There would also be inter-visibility between 

the new dwelling-house and the listed building through a diaphanous 

corner section of the wood. The alternative proposal would, as with the 

approved conversion of the agricultural storage building, result in the 

loss of the sense of isolation which is an important attribute of the 

significance of Wenham Hill. Harm would be further caused by the 

scale of the proposed dwelling-house which, together with its proximity, 

would compete with the listed building for dominance within its setting. 
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Fig.54   Comparative distances between approved and refused schemes 

 

 
Fig.55   Refused dwelling-house capable of being seen through woodland 
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041 A material consideration with the refused application was the ‘fall-

back’ position provided by both the permitted development rights 

under Class Q of the GPDO and the ‘Prior Approval’ that was issued in 

May 2019 (ref. DC/19/01331). It must be concluded that the ‘fall-back’ 

position would harm the significance of Wenham Hill on the basis that it 

would result in the loss of the sense of isolation which has been 

identified as an important attribute of the significance of the listed 

building. The ‘fall-back’ position, namely the conversion of the 

agricultural storage building, therefore constitutes a ‘risk’ to the 

significance of the designated heritage asset and the preservation of 

the listed building. 

 

In a case where the adverse consequences of implementing the ‘fall-back’ 

position would be significant, there would be no reason why it could not be 

concluded that, even if the risk of implementing the ‘fall-back’ position was 

very slight indeed, the seriousness of the harm that would be done (if planning 

permission was not granted and the ‘fall-back’ position was implemented) 

was such that the risk was not acceptable so that planning permission should 

be granted (Sullivan L.J., Samuel Smith Old Brewery, 2009). 

 

042 The refused application was also considered to harm the significance 

of the listed building and the harm identified with the alternative 

scheme would be greater than would be the case with the ‘fall-back’ 

position. The additional harm would be caused by the scale of the 

proposed dwelling-house which, together with its proximity, would 

compete with the listed building for dominance within its setting. Where 

potential harm to designated heritage assets is identified, it needs to 

be categorised as either ‘less than substantial harm’ or ‘substantial 

harm’ in order to identify which policies in the NPPF apply. The local 

planning authority considered that the alternative proposal would lead 

to ‘less than substantial harm’ to the significance of the listed building.  

 

Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed 

against the public benefits of the proposal (paragraph 196, National Planning 

Policy Framework 2019). 

 

043 The NPPF requires that any harm to a designated heritage asset should 

be weighed against the public benefits of the proposal. Public benefits 

may include heritage benefits such as ‘reducing or removing a risk to a 

heritage asset’. The refused application proposed the construction of a 

new dwelling-house as an alternative to the scheme that was 
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approved under Class Q. The alternative scheme, if granted permission 

and implemented, would ‘remove a risk to a heritage asset’ in that the 

conversion of the agricultural storage building would not be 

undertaken. The public benefit of removing that ‘risk’ would not, 

however, outweigh the harm to the significance of the listed building 

that would be caused by the alternative scheme which would be 

greater than if the ‘fall-back’ position was to be implemented. 

Planning permission was rightly refused for the alternative proposal on 

heritage grounds (ref. DC/19/04959). 

 

044 Change is only unacceptable where it harms significance without an 

appropriate balance of public benefit. It is highly desirable in 

conservation terms to extinguish the ability to convert the agricultural 

storage building and to preserve the sense of isolation which has been 

identified as an important attribute of the significance of the listed 

building. Consideration should be afforded as to whether another 

option could deliver the benefits in a more sustainable and 

appropriate way. In this instance, it is necessary to reconsider the siting 

and design of the proposed dwelling-house. 

 

045 The importance of setting lies in what it contributes to the significance 

of a heritage asset or to the ability to appreciate that significance. The 

PPG (2019) advises that the extent and importance of setting is often 

expressed by reference to the visual relationship between the asset 

and the proposed development. Although views of or from an asset will 

play an important part in the assessment of impacts on setting, the way 

in which we experience an asset in its setting is also influenced by 

factors such as other land uses in the vicinity and by our understanding 

of the historic relationship between places. 

 

046 The authenticity of a place lies in those attributes which most truthfully 

reflect and embody the heritage values attached to it. The 

significance of Wenham Hill is primarily derived from two periods in its 

history, being (i) its construction and use in the seventeenth century 

and (ii) its improvement and use from the eighteenth to the twentieth 

century. The wider surroundings of the former farmhouse were in 

agricultural use for at least the duration of the second period, either for 

the growing of crops or the grazing of livestock. The existing landscape 

is the result of change in the late twentieth century and is not one of 

historic design or value in association with Wenham Hill. 
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Fig.56   Key topographical features of Orchard Fen    

 

 
Fig.57   View of Orchard Fen from access track    
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047 The former pasture known as Orchard Fen occupies the valley slope to 

the south of Gravel Pit Wood and formed part of the 50 or so acres of 

land that were historically associated with Wenham Hill. That section of 

Orchard Fen which lies to the north-west of the access track can be 

said to contribute, in its present form and use, to the sense of isolation 

which has been identified as an important attribute of the significance 

of the listed building. The topography of the immediate area is such, 

however, that there is a disconnect with the farther section of Orchard 

Fen (that to the south-east of the track) which presents an opportunity 

for the siting of a new dwelling-house (figs.25-32).    

 

048 In addition to ownership, this part of Orchard Fen is separated from the 

listed building by both distance and by the lack of inter-visibility. A 

depression in the valley slope provides the optimum siting for a 

dwelling-house. The new building should be of a contemporary design 

and should be designed so that its highest point would not exceed the 

height of the adjacent plateau (the extent of which probably marked 

the line of the original boundary between Gravel Pit Field and Orchard 

Fen). The new building, as a result of the natural fall of the land, would 

not then be visible neither through the wood nor across the plateau in 

views from both the listed building and its garden. The sense of isolation 

at Wenham Hill would then have been preserved. 

 

049 Any application for a new dwelling-house as described above, as an 

alternative to that approved under Class Q, would need to be 

determined in the same decision-making context as that application 

which was refused permission in December 2019. The ‘fall-back’ 

position, namely the conversion of the agricultural storage building, 

constitutes a ‘risk’ to the designated heritage asset and would be a 

material consideration that must be afforded weight in any decision.  

 

050 Any perceived harm would relate to the principle of introducing a 

separate residential use within the extent of land (50 or so acres) that 

was historically associated with Wenham Hill. Such harm would also be 

caused by the ‘fall-back’ position. The harm of the new dwelling-house 

in Orchard Fen would therefore be outweighed, and considerably so, 

by the public benefit of ‘removing a risk to a heritage asset’ 

(paragraph 196, NPPF 2019). The ability to convert the agricultural 

storage building at the rear of Wenham Hill would be extinguished and 

the sense of isolation which has been identified as an important 

attribute of the significance of the listed building would be preserved. 
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Fig.58   Comparative distances between approved and proposed schemes 

 

 
 Fig.59   Viewing points towards and from site of proposed dwelling-house 
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Fig.60   VP25 (view SE) 

 

 
Fig.61   VP26 (view ESE) 
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Fig.62   VP27 (view SE) 

 

 
Fig.63   VP28 (view SE) 
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Fig.64   VP29 (view WNW) 

 

 
Fig.65   VP30 (view NW) 
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Fig.66   VP31 (view WNW) 

 

 
Fig.67   VP32 (view NW) 
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CONCLUSION 

 

051 Local planning authorities should take account of the desirability of 

sustaining and enhancing the significance of heritage assets when 

determining applications. An understanding of the significance of a 

heritage asset should result in the development of a proposal which 

avoids or minimises harm. What matters in assessing whether a proposal 

may cause harm is the impact on the significance of the heritage 

asset. An assessment of the significance of a heritage asset and the 

impact of a proposal within its setting on that significance should be 

undertaken as a series of stages.  

 

 Understand the form and history of the affected heritage asset; 

 Understand the significance of the affected asset; 

 Understand the impact of the proposal on that significance; 

 Avoid, minimise and mitigate impact in a way that meets the 

objectives of the NPPF; 

 Look for opportunities to better reveal or enhance significance; and 

 Justify any harmful impacts in terms of the sustainable development 

objective of conserving significance and the need for change. 

 

052 Any perceived harm to the significance of the listed building would 

relate to the principle of introducing a separate residential use within 

the extent of land (50 or so acres) that was historically associated with 

Wenham Hill. Such harm would also be caused by the ‘fall-back’ 

position. The ability to undertake the conversion of the agricultural 

storage building into a single dwelling-house constitutes a ‘risk’ to the 

heritage asset on the basis that it would result in the loss of the sense of 

isolation which has been identified as an important attribute of its 

significance. The NPPF requires that any harm to a designated heritage 

asset should be weighed against the public benefits of the proposal. 

Public benefits include heritage benefits such as ‘sustaining the 

significance of a heritage asset’ and ‘removing a risk to a heritage 

asset’. Any perceived harm from the construction of a new dwelling-

house in Orchard Fen would be outweighed by the public benefit of 

extinguishing the ability to convert the agricultural storage building. An 

approval for the new dwelling-house should also require that the 

agricultural storage building is removed from the site in its entirety. The 

sustainable development objective will have been met in that the 

sense of isolation that is associated with Wenham Hill will have been 

preserved. This positive act of conservation should be afforded 

‘considerable importance and weight’ in the wider balancing exercise. 


