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1.

Introduction

1.1

This Heritage Statement has been prepared by Heritage Collective on behalf of
Gleeson Strategic Land Ltd. It has been revised in June 2020 and relates to an
application for “Demolition of existing buildings and residential development of 60
units including the creation of a new vehicular access and pedestrian accesses, open
space, landscape planting and surface water attenuation (all matters reserved except
access)” at Land at Manor Farm, Templecombe. The determining authority is South
Somerset District Council (SSDC).

1.2

The application site currently comprises undeveloped pastureland and several large
farm buildings/barns with associated areas of gravel, concrete hardstanding and
slurry pits located to the east of Manor Farm (now known as Manor House), listed
grade II*. Manor House was first designated in March 1961 and is a 17th century
former farmhouse.1 As demonstrated by its high grade of listing, it is a building of
considerable architectural and historic interest. This significance is primarily derived
from the building’s surviving original and historic fabric, its character and
illustrative value as a high quality 17th century former farmhouse, the numerous
surviving original features (including stonework, stair turret and potential numerous
internal features including a rare moulded fireplace and 17th century roof and
stairs).2

1.3

Following a site visit, and based on the application of professional judgement, the
only heritage asset potentially affected by the site’s residential development is
Manor Farm. While Lauriston House (grade II) is within c.75m of the site, factors
such as topography, tree screening and intervening built form, mean that the

1

For ease of reference throughout this report Manor Farm, the listed building is referred to as Manor House to
distinguish it from the modern farm building to the east of the Manor House now known as Manor Farm.
2

An Archaeological Assessment including a Written Scheme of Investigation has been prepared by CgMs and
accompanies this application.
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proposed residential development of the site is not capable of affecting the
significance of this (or any other) assets.

Manor House (II*)

Figure 1: Site location

Background
1.4

The application site has been identified in the South Somerset Housing and
Employment Land Availability Assessment as suitable, available, deliverable and
achievable, although the conservation officer noted that the potential could be
limited due to the effect on the listed building (and archaeological interest which is
outside of the scope of this report). This resulted in a suggested reduction from 78
to 35 units, but was without the benefit of detailed heritage assessment.
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1.5

Three planning applications for housing on part of the site have been submitted and
refused in the past but none were refused on heritage grounds;
 The erection of 15 no. dwelling houses and formation of vehicular and pedestrian
access (gr 370939/122140) (LPA Ref: 04/01581/OUT)
 Development of land for the erection of 15 dwellings together with formation of
vehicular and pedestrian access (GR370939/122140) (LPA Ref: 06/02405/OUT)
 Development of land for the erection of 17 dwellings together with formation of
vehicular and pedestrian access (GR 370939/122140) (LPA Ref: 07/01308/OUT)

1.6

Details of the consultations regarding heritage matters are provided below for ease
of reference as well as in the amended Planning Statement:

1.7

Concern was raised over the level of potential harm that might arise to the Grade
II* Listed Building as a result of development. The applicant was advised to
evidence that the proposal does not have a detrimental impact/adverse effect on
the setting of the listed building. The applicant was also advised to integrate a
landscape corridor across the site to the rear of the listed building and encouraged
to undertake further work and submit revisions for consideration.

1.8

A revised layout was submitted on 13th November 2019 for informal views but it is
not clear whether the layout was shared with Historic England.

1.9

Input was also sought from the Council’s Conservation Specialist directly ahead of
submission but no feedback was received.

1.10

Historic England submitted a formal consultation response to the 80-unit scheme on
11th February 2020. In this response, concerns were raised over the submitted
masterplan.

1.11

In the response, the north-west corner of the application site is identified as
significant because it is the last link held by the property to the rural landscape.
Whilst there is a substantial hedge along the boundary of the site, Historic England
still believe that the landscape forms a clear element of the experience and
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appreciation of the asset, the last vestiges of its rural setting and is therefore of
significance to the asset.

1.12

The response explains that Historic England are of the opinion that the proposed
scheme results in the encroachment of modern development into the green setting
of the Grade II* listed Manor House building, eroding the relationship between the
building and the countryside.

1.13

Historic England recommend that a less harmful layout could allow for a more
meaningful buffer to be created, thereby avoiding development in the north-west
section of the site and retaining views to the wider countryside which would
significantly minimise the impact on the listed building. In their recommendation,
Historic England set out that they are convinced that a less harmful layout could be
designed.

1.14

No comments were submitted to the formal consultation from Council’s
Conservation Specialist.

1.15

In response to comments, including telephone conversations with the officer at
Historic England, a number of amendments were made to the proposed masterplan,
these included pulling back any development in proximity of the Manor House
setting and widening of the “Manor Green Corridor” thereby opening up views from
the wider countryside.

1.16

A revised scheme was submitted for 76 units and this was formally consulted upon
by the Council. Historic England formally responded to this on the 22nd April 2020.
The response welcomed the creation of a more significant green swathe through
the centre of the development, allowing the Manor House to be viewed without the
introduction of modern development within its immediate foreground. There were
still concerns on heritage grounds, but Historic England appreciated the steps taken
by the applicant to address their concerns. They recommended that further
consideration should be given to the layout and design on any development fronting
the green swathe, with particular reference to a slight bottleneck created by the
proposed development. The case officer was advised to consult the Council’s
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conservation specialist. No comments were submitted to the formal consultation
from Council’s Conservation Specialist.

1.17

In order to understand in more detail Historic England’s concerns a meeting was
held with them and the Council’s Conservation Specialist and Case Officer (12th
May 2020). At the meeting there was an acknowledgment of reduction of harmful
development within the immediate context of the listed building, however further
concern was articulated over pinch points in the proposal which compromise the
setting from nearby public viewpoints. Two outstanding issues were identified:
Issue 1: Buffer/Green Swathe – as proposed, pinch points occur in the proposed
layout which affect the way in which Manor House is experienced from nearby
public viewpoints.
Issue 2: Long Range Views – there was concern regarding the view corridor to the
skyline between the Manor House and the receptor points to the north east of the
site.

1.18

There was a request for a visualisation and massing study to be carried out to
assess the impact on the grade II* listed asset and further identify steps to
minimise the potential harm from development on the rural setting of the Manor
House. This was in addition to the heritage impact assessment work and landscape
and visual impact work already undertaken in support of the application, including a
visual receptor study to identify key visual receptors, photographs of key views
from those receptors and distance bands to establish sensitive locations and
landscape visual impact.

1.19

Historic England and SSDC in consultation, provided an annotated plan of the views
and key receptors of concern after the meeting. These negotiations resulted in a
series of 3D modelling testing perspectives set out at key public viewpoint
locations, assisting in the identification of measures to be taken to reduce the visual
impact and harm on the setting. Adjustments explored include the omission of
further units, massing, strategic planting and location of gardens.

1.20

On 9th June 2020, the applicant held a Design Workshop with South Somerset
officers.

The specialist conservation officer and case officer were presented with
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viewpoint model perspectives based on the key views and receptors identified by
Historic England and the Conservation Specialist. The conservation officer made a
number of observations on the hierarchy of these viewpoints, along with the layout
and design of the scheme particularly within the context of the listed building and
those areas fronting the Manor Green Corridor.

1.21

The following suggestions and scheme improvements were discussed:


Focus on the hierarchy of viewpoints and softening of the scheme
predominantly from View 2 at East Street.



Reducing the dense and homogenous appearance of the roofscape and built
area through careful use of typologies, design, further unit reduction and/or
introducing areas of permeability and softening.



Consideration is to be given to the quality of design and streetscape in key
frontage locations on the periphery of the Green Corridor.



Potential for the vehicular access approach to be relocated to the rear of
dwellings along the northern edge as a Mews Lane solution.

1.22

The proposed scheme has been amended to reflect the above and is now formally
resubmitted for further consideration by the Council.

Purpose of the Report

1.23

The purpose of this document is to assist with the determination of the application
by informing the decision takers on the effects of development on the historic built
environment. Value judgements on the significance of the heritage assets affected
are presented and the effects of the proposals upon that significance are appraised.

1.24

As part of the production of this report, desk based documentary research has been
undertaken including a review of the Somerset HER (consulted via Heritage
Gateway) and historic maps of the area which are included within Section 3 of this
report. As identified above, due to distance, topography and built form/ mature tree
screening it is not considered that any listed buildings, other than Manor Farm as
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identified, would be affected by the proposed works and therefore this survey has
not been extended to include them. A Desk Based Archaeological Assessment and
Written Scheme of Investigation provided by CgMs has considered below ground
archaeology and accompanies this application.

1.25

Specifically, this report assesses the effect on the historic built environment as a
result of the new development and the capability of the identified heritage asset to
absorb change within its setting without causing harm to its significance. Particular
regard is given to the provisions of Section 66 of the Planning (Listed Building and
Conservation Areas) Act, 1990. The report also sets out how the proposal complies
with the guidance and policy of the National Planning Policy Framework (NPPF)
2019 and local planning policy.

1.26

The heritage assets affected have been observed and assessed by the authors
following a site visit made on 12 June 2019 as well as an additional visit made to
assess specific viewpoints on the 27th May 2020.

Figure 2: Application Site facing north-west from the south-east corner of the site. Manor
House is not visible in this view and is located behind the mature hedgerow and tree planting
beyond the barn to the right of the photograph.
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Figure 3: Existing buildings on application site. Manor House is located to the north-west of
these buildings beyond an existing building and mature hedgerow (See Figure 1)

Figure 4: View to the Manor House from the application site
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2.

Heritage Policy and Guidance

Legislation
2.1

Legislation relating to listed buildings and conservation areas is contained in the
Planning (Listed Buildings and Conservation Areas) Act 1990. Section 66 of the Act
places a duty on the decision maker to have special regard to the desirability of
preserving listed buildings and their settings.

National Planning Policy Framework (2019)
2.2

Paragraph 189 of the NPPF requires applicants to describe the significance of any
heritage assets affected by a proposal, to a proportionate level of detail.

2.3

Paragraph 193 and 194 of the NPPF introduces the concepts of “substantial harm” or
“less than substantial harm” as follows:
“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 buildings, or grade II registered parks or gardens, should be
exceptional;
b) assets of the highest significance, notably scheduled monuments, protected
wreck sites, registered battlefields, grade I and II* listed buildings, grade I and
II* registered parks and gardens, and World Heritage Sites, should be wholly
exceptional.”

2.4

Paragraph 195 of the NPPF describes how the balancing exercise in respect of harm
and public benefit should be undertaken when dealing with cases involving
substantial harm.
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2.5

The term “serious harm” has been held, in the Courts, to equate to substantial harm,
such as to vitiate or drain away the significance of a heritage asset. It is for the same
broad reason that National Planning Practice Guidance (NPPG) also makes it clear
that substantial harm is a high test. The proposals that form this application will not
result in substantial harm.

2.6

Paragraph 196 of the NPPF refers to “less than substantial harm” as follows:
“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 including, where appropriate, securing its
optimum viable use.”

2.7

Paragraph 018 of the National Planning Practice Guidance (NPPG) (ref: 18a-01820190723) confirms that within each category of harm, the extent of harm may
vary and should be clearly articulated. In order to assist with this articulation of the
exact level of harm, specifically with reference to the ‘less than substantial’ bracket,
the following table has been produced.

Scale of Harm
Total removal of the significance of the designated
Total Loss

Substantial Harm

heritage asset.
Serious harm that would drain away or vitiate the
significance of the designated heritage asset
High level harm that could be serious, but not so serious
as to vitiate or drain away the significance of the
designated heritage asset.

Less than Substantial

Medium level harm, not necessarily serious to the

Harm

significance of the designated heritage asset, but enough
to be described as noticeable or material.
Low level harm that does not seriously affect the
significance of the designated heritage asset.

2.8

In all cases it is relevant to remember that it is the degree of harm to the asset’s
significance rather than the scale of the development that is to be assessed.
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Local Policy
2.9

The local planning policy framework for South Somerset is contained within the
South Somerset Local Plan (2006-2032) which was adopted in March 2015. A
review of the Local Plan is currently at an early stage and therefore no weight can
currently be attributed to the emerging policies. It is therefore the following that
are relevant to this application:

2.10

EQ2 General Development: This policy covers general requirements of development
and notes that all new development will be expected to be designed to achieve a
high quality, which promotes South Somerset’s local distinctiveness and preserves
or enhances the character and appearance of the district. Of specific relevance to
this report the policy notes that development should create quality places, reinforce
local distinctiveness and respect local context.

2.11

EQ3 Historic Environment: This policy notes that heritage assets will be conserved
and where appropriate enhanced for their historic significance and important
contribution to local distinctiveness, character and sense of place. Of new
development, the policy notes that development will be expected to:
 Safeguard or where appropriate enhance the significance, character, setting and
local distinctiveness of heritage assets;
 Make a positive contribution to its character through high standards of design
which reflect and complement it and through the use of appropriate materials
and techniques;
 Ensure alterations, including those for energy efficiency and renewable energy,
are balanced alongside the need to retain the integrity of the historic
environment and to respect the character and performance of buildings,
adopting principles of minimum intervention and reversibility.

National Planning Practice Guidance
2.12

Other documents given consideration as part of this assessment include Historic
England’s ‘The Setting of Heritage Assets Historic Environment Good Practice Advice
in Planning: 3’ (2nd Edition) (GPA3). This guidance notes the National Planning
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Policy Framework makes it clear that the setting of a heritage asset is 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. The guidance notes:
‘Setting is not a heritage asset, nor a heritage designation, though land within a
setting may itself be designated. Its importance lies in what it contributes to the
significance of the heritage asset. This depends on a wide range of physical
elements within, as well as perceptual and associational attributes pertaining to,
the heritage asset’s surroundings.’

2.13

An assessment of the potential effect on significance by the Proposed Development
should be undertaken by considering the following steps:
 Step 1: identify which heritage assets and their settings are affected;
 Step 2: Assess the degree to which these settings and views make a contribution
to the significance of the heritage asset(s) or allow significance to be
appreciated;
 Step 3: assess the effects of the proposed development, whether beneficial or
harmful, on that significance or on the ability to appreciate it;
 Step 4: explore the way to maximise enhancement and avoid or minimise harm;
 Step 5: make and document the decision and monitor outcomes.

2.14

This guidance has been considered when assessing the contribution of setting to
the significance of the heritage assets potentially affected by the proposed new
development at the application site.
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3.

Heritage Significance

Manor House
Historic Background

3.1

The early history and archaeological background of the site and wider area is
presented more fully within a separately prepared Archaeological Desk Based
Assessment (CgMs, 2019). Below is a brief summary.

3.2

By the time of the Domesday survey of 1086, there were two manorial estates at
Combe; the one which was held by Shaftesbury Abbey became known as Abbas
Combe, and the other, which was held by Earl Leofin prior to 1066, and by Bishop
Odo in 1086, before being granted to the Templars prior to 1136, when it became
known as Templecombe. That both manors were in existence prior to 1066
suggests that a settlement of Templecombe was in the area during the early
medieval period. Whilst its location is unclear, it was most probably centred on the
modern High Street, most probably at the junction of modern High Street and East
Street. The Knights Templar preceptory was on the edge of this settlement,
situated on the eastern side of Combe Hill.

3.3

Manor House was held as a preceptory by the Knights Templars until 1300 and
from then until 1540 it was owned by the Knights Hospitallers. In 1514 the site of
Manor House is known to have comprised a hall, great and little parlours, pantry,
brew house and bolting house, kitchen, larder, dairy, five chambers, a milk house,
and a study.

3.4

Following 1540 it was in the ownership of various owners who modified it to best
suit their own individual needs. Most notable of these owners is Charles Brooke who
undertook considerable work on the building before he died in 1610. The present
day house primarily dates to the 17th century but may contain earlier fabric and it
is likely that the building today is the same structure altered by Brooke. The
building and its surrounding land was, during the early 19th century, part of the
substantial local estate owned by Henry William Paget, Marquess of Anglesey.
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Cartographic Evidence

3.5

The most detailed cartographic evidence for the character of the site and its
surroundings is recorded in maps from the early 19th century onwards.

3.6

On the 1839 Tithe Map (Figure 5) the site is seen as two irregular shaped
agricultural fields (plots). The tithe apportionment for these plots reads:

Plot

Landowner

Occupier

Use

344

Henry William

James Stay

Orchard

James May

Oliver’s Plot

Anglesey
347

Henry William

Figure 5: 1838 Tithe Map
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3.7

Historic mapping shows there has been little change to the application site between
the 1838 tithe map and the 1885 OS map. To the north of the application site the
land has been developed with additional housing and some additional buildings to
the west of the application site and to the south of Manor House.

3.8

Some change can be seen to the built form within the boundary of Manor House
where some additional buildings, probably related to the farm are present on the
later map. The wider surroundings of Manor House do not appear to undergo
significant change between the maps. One notable feature on the 1885 OS Map is
the provision of a footpath to the west of Manor House and the recorded remains of
a chapel present immediately adjacent to the farm building.3

3

It appears the remains of the chapel is connected to the Knights Templar Preceptory that was formerly located in this
area. However the Archaeological Assessment produced by CGMS suggests that the OS map has incorrectly referenced
the location of the chapel and the reasoning in their report should be referred to.
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Manor Farm

Figure 5: 1885 OS Map

3.9

There is little further change shown between the 1885 OS Maps and the 1931 OS
Maps. The application site remains mostly undeveloped until the 1978 OS Map
when the existing farm buildings on site are present. At the same time the wider
area becomes more developed with additional buildings to the north, west and
south-west of the application site.
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3.10

Little change is notable to Manor House between the 1885 and 1931 OS Map. The
only further change appears to be the loss of some of the outbuildings associated
with the farm use by the 1978 OS Map and the inclusion of a new building to the
north-east of the Manor House.

Figure 6: 1931 OS Map

Land South and East of Combe Hill, Templecombe| 22

Figure 7: 1978 OS Map

Heritage Significance of Manor House

3.11

The List Description for Manor House reads:
“House. C17 and later on medieval site. Local stone coursed rubble with ashlar
dressings; shallow pitch hipped Welsh slate roof; brick chinney stacks. 'L'-plant 2
storeys, 4 bays to West facade, irregular fenestration. Ovolo mould mullioned
window to upper bays 2,3 and 4, and below to bay 4 and between bays 2 and 3;
that to lower bay 4 has hood mould; reserved chamfer mullioned windows of 2lights to bay 1: between bays 3 and 4 a studded boarded door in heavy frame,
with C20 stone porch under flat moulded hood. Projecting stair turret on East
side, with plain doorway and various ovolo mould mullioned windows. Short
return Southwards to match, then a long non-domestic wing which may
incorporate medieval fragments, although windows are mostly modern; one
ovolo mould window and a moulded door surround may be reused. Interior not
seen, but a comprehensive report speaks of traces of a spiral staircase in the
North West corner of the main house; a fairly rare reserve chamfer moulded
fireplace (possibly reset) in the South West corner, with 4-centre arched stone
lintol; rear staircase may be C17, sundry beans with various mouldings and a
variety of doors and door frames; and to the rear extension probably C17 collar
roof trusses. Site held as a preceptory by the Knights Templars until 1300, from
then until 1540 it was owned by the Knights Hospitallers; after that various lay
owners modified it, especially Charles Brooke before he died in 1610. The
remains of a chapel of c1200 survived until c1980 just East of the return wing
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(VAG Report, SRO unpublished, July 1983; D.M. Clarke-Irons, A Short Record of
Abbas and Templecombe, 1974).”

Figure 8: Front (east facing) Elevation of Manor House

Heritage Values

3.12

As demonstrated by its high grade of listing this is a building of considerable
architectural and historic interest. This significance is primarily derived from the
building’s surviving historic fabric and its character and illustrative value as a high
quality 17th century homestead then converted to serve as a farmhouse.

3.13

Architectural interest: Surviving features include the high quality coursed rubble
stone with ashlar dressings and moulded features including a moulded ovolo
window and door frame and the stair turret to the eastern elevation. Though the
site visit undertaken for this assessment was only from the public realm the
building’s list description suggests that there are numerous internal features which
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would also contribute to its architectural interest. These include a rare moulded
fireplace and elements of 17th century roof structure and stairs.

3.14

Archaeological interest: The building is of considerable archaeological value due to
both known below and above ground archaeology and the currently unknown
potential for further archaeological evidence to arise on the application site.
Previous investigations have demonstrated that the long non-domestic wing
(running east west) is likely to contain earlier medieval fabric and, until it was
demolished in c.1980, to the east end of this wing was a c.1200 chapel.

3.15

Historic interest: This is derived from a combination of the:
 Illustrative value of the building’s existing fabric;
 Well understood historic development on the site from the Knights Templars first
occupation of the site potentially as early as 1185; and
 The building’s historic associations.

3.16

The building’s historic associations with the Knights Templars and Knights
Hospitallers also contributes towards its significance, specifically its historic interest,
providing evidence of the historically important medieval history of the site.

3.17

More recent links to the Marquess of Anglesey are also of value. Henry William
Paget (b.1768 - d.1854) was created Marquess of Anglesey on 4 July 1815. He
enjoyed a prolific military career and, in 1816, a 27m high monument to his
heroism, designed by Thomas Harrison, was erected in Anglesey, close to Paget’s
country retreat at Plas Newydd. It was, during the Battle of Waterloos, that perhaps
the most well-known moment of Paget’s life occurred. One of the last cannon shots
fired hit Paget in the leg necessitating its amputation. According to an anecdote, he
was close to Wellington when his leg was hit, and exclaimed, "By God, sir, I've lost
my leg!", to which Wellington replied, "By God, sir, so you have!". Paget’s links to
Somerset appear to have been established in 1796 when he represented Milborne
Port (a village, electoral ward and civil parish in Somerset approximately 4.5km
south west of Templecombe) as a member of parliament until resigning his seat in
1804 when he was elected as Steward of the Chiltern Hundreds.
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Setting

3.18

The setting of Manor House has been entirely altered during the last 150 years and
is no longer comparable to the building’s historic environment. An assessment of
the 1838 Tithe Map shows Manor House as an isolated building (listed as a
homestead) set within undeveloped land featuring agricultural field patterns. At this
time the village of Templecombe is clearly separate from the building located to the
north beyond open agricultural fields.

3.19

Due to residential expansion of Templecombe in the 20th century this setting has
considerably changed and the former isolated farmhouse is now experienced
amongst a context of predominantly 20th century residential development of
moderate density. As such, in general the setting to the east of the building does
not contribute to or better reveal the significance of the asset. However, it is
relevant to note that the modern development to the east of Manor House has, by
virtue of a large open grass verge, to a degree, allowed for a sense of openness
within this part of the building’s setting.

3.20

While the building’s setting (specifically to the east) is much altered there are
several discrete elements of setting which contribute to the building’s significance:
 The immediate property boundaries which show some historical longevity and
provide a close, private, arena to experience the architectural values of the
building.
 General pattern of roads including Bowden Road running from the west and
terminating at Manor House and the A357 running along a north-south axis
giving the building its roadside location (though the road was itself slightly
diverted in the early 20th century). This aspect of the building’s setting provides
a key element of significance by reflecting historic routes and siting of the
building at the crossroads to the south of the village. The heritage values of the
building embodied in its external appearance are best appreciated and
experienced from these parts of the setting (i.e. from within close proximity
along Bowden Road and the A357) after that afforded by the immediate property
itself. The building is visually prominent from here when in close proximity.
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There are no ‘designed’ views associated with this building but views towards its
front elevation from the eastern end of Bowden Road best reveal the building’s
significance.
 Open countryside to the east. This area of the building’s setting forms a wider
backdrop to the historic farmstead and comprises open fields which were, during
the 19th century (and potentially still are), associated with Manor House. The
undeveloped agricultural fields to the east of Manor House also facilitate longer
range views across a rural landscape. While there may be no specific historic
associations with this part of the building’s setting it allows it to be, at least in
part, appreciated within a rural landscape comparable to its historic
environment.

3.21

The existing buildings within the application site only appear to have been erected
in the 1970s. Their modern character and the use of corrugated iron and concrete
blockwork contribute little to an appreciation of the historic farm use, beyond
having an agricultural function, they do not relate to the historic running of the
Manor House. The historic former farm buildings that are now in separate
residential use at Manor Farm form part of the historic curtilage of the listed
building and contribute to the setting of the Manor House, indicating its former
function as a farmstead. Although Manor Farm is now in residential use.

Contribution of the Application Site to the Significance of Manor House

3.22

Tithe records show that the site was tenanted by James May who was also the
occupier of the Manor House (although the land and house was owned by the
Marquis of Anglesey). This confirms that historically the application site has formed
part of the same land holding as the Manor House, which is unsurprising given its
location in relation to the historic farm complex.

3.23

The application site contributes to an appreciation of the former agricultural
character of Manor House by currently being largely undeveloped farmland (with
the exception of some large modern barn buildings) to the east of the Manor
House, which it has always been. However, an appreciation from the Manor House
is diluted by the mature boundaries, buildings and the use of the building for
residential purposes rather than as a farmstead.
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Figure 9: View from the application site facing north-west towards the Manor House

3.24

There are long views from the west (from Bowden Road) toward the Manor House
which provide the opportunity for an appreciation of the building, with the site
forming a backdrop to this view, allowing views toward the horizon and reinforcing
the rural character beyond the built form.
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4.0
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4.

Effects on Heritage Significance

Proposals
4.1

This application is for the:
“Demolition of existing buildings and residential development of 60 units
including the creation of a new vehicular access and pedestrian accesses, open
space, landscape planting and surface water attenuation (all matters reserved
except access)"

4.2

Following consultations in May 2020 an updated masterplan has been prepared
(Figure 10) which shows that a rural buffer would be preserved around Manor Farm
with an undeveloped corridor to the rear of the listed building to ensure no new
development would be visible in views from Combe Hill and to preserve views to
the open countryside from Manor Farm itself. Open space has been retained to the
east of the site to preserve views of the wider countryside beyond the new housing.

Effects on the Setting of Manor House with consideration given
to GPA3
4.3

In assessing the effect of the appeal proposal on the setting and significance of
Manor Farm it is relevant to consider how the following factors may or may not take
effect, with particular reference to the considerations in Steps 2 and 3 of GPA3. The
following analysis seeks to highlight the main relevant considerations.

Proximity of the Development to the Heritage Asset

4.4

The new development’s boundary will be approximately 10m from the Manor House
at the closest point. However, the proposed layout has given special consideration
to minimising change to views toward and from the Manor House where the
significance of this asset is best appreciated as is discussed further below.
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Figure 11: Masterplan
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Position in relation to Relevant Topography and Watercourses

4.5

There are no watercourses on the application site that contribute to the significance
of Manor Farm. The topography of the land slopes downwards to the east of the site
with a notable change in levels between Manor Farm (behind the Manor House) and
the remainder of the application site. This will help to mitigate the visibility of the
new development from the surrounding area. Additional site visits undertaken in
May 2020 reassessed specific viewpoints in this area of the application site and
confirmed in line with the accompanying LVIA that the topography prohibits clear
and meaningful views of the heritage asset.

Position in Relation to Key Views

4.6

Key views of Manor House are considered to be from Combe Hill where the front
elevation of the property can be appreciated (Figure 8). There will be no change to
this key view. The revised masterplan provides a green buffer (Manor Green) to the
rear of the listed building to ensure that the new development would not be visible
from Combe Hill when facing north-east/ east toward the front elevation of the
Manor House.

4.7

The creation of this large open area at Manor Green also ensures that views
towards the rear of Manor House (partial and distant gable view) are maintained
from the public rights of way and from along East Street.

Orientation

4.8

It is proposed to orientate the new development to provide an informal settlement
pattern. This is reflective of the rest of the village and will enable the new
development to be seen as part of the gradual development of the village.

Degree to Which Location Will Physically or Visually Isolate the Assets

4.9

The location of the proposed development would not physically or visually isolate
the heritage asset. It will still be considered as part of the built from of the village
when seen from Combe Hill. Its visibility is already limited from the application site
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due to the existing built from and mature tree and hedgerow planting around the
site.
Prominence, Dominance or Conspicuousness

4.10

The design of the scheme recognises that the Manor House is a key building within
the village, and this has been reflected in the proposed layout which ensures that
the effect of change on views have been mitigated through the design to only result
in a negligible - minor change.

Competition With or Distraction From the Assets

4.11

The open countryside to the rear of the Manor House has been maintained in the
revised masterplan in order to avoid any potential harm posed by creating a
densely built-up area in this sensitive location. Mitigation has been provided from
the initial design phase to this revised masterplan which ensures that no new
development will be visible when looking to the front elevation of the Manor House
from Combe Hill and an open area (Manor Green) has been included to allow for an
appreciation to the east to the undeveloped countryside beyond.

4.12

The proposed heights and design of the new buildings, and the removal of the
buildings near the boundary with Templars Barton, further mitigates and prevents
any competition or distraction from the heritage asset.

Visual Permeability

4.13

The proposed development presents no obstacle to the permeability of views from
Manor House across the site to the east.

4.14

The layout of the proposed housing will be designed to ensure that there will be
visible permeability through the site and that the open space integrated into the
design will ensure that the manor house will largely be experienced in the same
way as it is now.

Land South and East of Combe Hill, Templecombe| 33

Materials and Design

4.15

As this is an outline application materials and design details are yet to be finalised,
but it is proposed to ensure the materials and design reflect the surrounding
character and are appropriate for the locale.

Diurnal and Seasonal Change

4.16

There will be a change to the visibility of the proposed development as a result of
diurnal and seasonal change. There will be a substantial amount of replanting
including a community woodland to the north east of the application site and this
will help to reinforce the rural character, even when the trees are not in full leaf.

Change to Built Surroundings and Spaces

4.17

There will be a change to the built environment and spaces surrounding Manor
House due to the provision of new housing within its wider environs. The proposed
layout has given consideration to preserving views to and from the Manor House,
but the change to some of the former pastureland associated with the Manor House
would have a slight negative effect on the historic setting of the building.

Change to Land Use

4.18

The proposed development would result in a change to land use at the application
site, but rural buffers and the inclusion of a significant amount of public green
space, including a Manor Green, which has been incorporated into the design will
ensure that the rural associations of the village will be largely preserved by the new
development. The preservation of undeveloped land, notably to the eastern
boundary of the site would help to preserve the green character of the wider area
and blend with the wider landscape beyond the application site.

Change to General Character

4.19

As above there will be a change to the land use, through the introduction of new
built form on a site that is currently in pastoral use. However, there is already some
built form on the site, but this has an agricultural function and complements the
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existing use of the land. There would be a change to the general character of the
site through the introduction of new housing. However, recent planning permission
for two new bungalows to the south-east of the application site (LPA Ref:
18/03222/OUT) shows that residential development can be accommodated on the
outskirts of the village without being detrimental to the overall character.

Summary of Effects on Heritage Values of Manor House
4.20

The architectural, artistic and archaeological interest of the Manor House would be
preserved by the proposed development. There would be a slight change to the
illustrative historic interest of the site through the inclusion of new housing in an
area that is currently in agricultural use and has been in this use since at least the
19th century and which has an association with the Manor House. This can be
mitigated by the proposed layout which would ensure the new housing is not visible
from Combe Hill in views toward the front, principal elevation and through the
preservation of longer views eastwards from the property.

4.21

While the proposed development may still result in a low level of harm following the
mitigation, this is considered to be a low level of less than substantial, that does
not affect the significance of the designated heritage asset. As per paragraph 196
of the NPPF this “less than substantial harm” should be weighed against the
benefits of the proposals which includes the provision of new housing particularly
when the District Council cannot demonstrate a Five Year Housing Land Supply.
These benefits are discussed, and the balancing exercise undertaken in the
Planning Statement prepared by Origin 3.

4.22

The Archaeological Assessments and Written Scheme of Investigation for
Archaeological Mitigation (WSI) which has been agreed by the Senior Historic
Environment Officer at South West Heritage has agreed that any potential impact
from the proposed development on the archaeological interest of the site can be
mitigated by a programme of archaeological work in accordance with this WSI
following consent.
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5.0
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5.

Summary

5.1

The application site is located at Land East of Manor Farm, Templecombe. The site
is not of any above ground architectural or historical interest, but there is the
potential for below ground archaeological interest, which is the subject of a
separate report. The site is not within a conservation area, but is nearby to Manor
House, listed grade II*. This report has considered the potential effect on its setting
as a result of the proposed application.

5.2

Manor House is of outstanding architectural and historic interest as an example of a
17th century Manor House with an important historical association with the Knights
Templar who are believed to have had a refectory on or close to the site since the
10th century until 1540. Its significance is primarily derived from the building’s
surviving historic fabric and its character and illustrative value as a high quality
17th century homestead, later converted to a farmhouse.

5.3

The proposed development would have a slight effect on the significance of the
Manor House as a result of a change to its setting. Although the application is
outline, mitigation measures have been included in the proposed layout to minimise
any potential effect on the setting and significance of the listed building. This has
included leaving an area of undeveloped land to the rear of the Manor House to
ensure an appreciation of its former rural setting is maintained and there is no view
toward built form when looking at the listed building from Combe Hill as well as
introducing single storey buildings at the boundary with Templars Barton. It is
concluded that the resultant level of harm would be a low level of harm that does
not seriously affect the significance of the designated heritage asset.

5.4

As per paragraphs 195-196 of the NPPF where harm is identified this should be
considered in the planning balance against the benefits of the proposals which are
summarised in the accompanying planning statement provided by Origin 3. The
proposed development will provide a new high quality development that when
considered in the planning balance will have the ability to overall preserve the
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significance of the historic environment in compliance with local policies EQ2 and
EQ3.
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