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North Warwickshire Local Plan – H7 Land East of Polesworth and 

Dordon Proposed Allocation 

Review of Ridge LUC Historic Environment Assessment 

 

Introduction 

 

1.1 This statement has been prepared by BSA Heritage Limited on behalf of Cathedral 

Agricultural Partnership to review the LUC Historic Environment Assessment published 

last month in support of the North Warwickshire Local Plan process. The LUC report 

considers four provisionally allocated sites for future housing development, including 

site H7: Poleswoth and Dordon. BSA Heritage Limited previously completed an initial 

heritage and archaeology assessment relating to the H7 proposed allocation (Report 

BSA1783_1b_220118). 

 

1.2 LUC present a thorough consideration of the relevant designated and non-designated 

heritage assets which lie within or in such close proximity to the proposed H7 

allocation that its development could potentially harm their significance. Indeed, much 

of LUC’s consideration of H7 accords with and reaches the same conclusions as our 

earlier assessment in terms of known and potential interest, potential effects and 

suitable mitigation.  

 

1.3 Unfortunately, that similar baselines and conclusions are assessed is not always clear 

given the format of the LUC report. There are also a number of assertions made which 

do not seem to reflect the evidence as well as they might.  

 

LUC Methodology 

 

2.1 In terms of LUC’s methodology, the sources consulted and ‘ground truthing’ through 

site visits seems appropriate and echoes the approach taken by BSA Heritage Limited. 

A notable omission from the LUC sources is consideration of aerial photographs held 

by Historic England Archive in Swindon which were viewed and informed the BSA 

Heritage assessment. 

 

2.2 At 1.13 of their report, LUC note that they have taken a precautionary approach and 

set out a ‘maximum case’. Although the approach taken is systematic, it is perhaps 

simplistic as regards direct effects.  At Table 2.1 (Para. 2.11), LUC provide a ‘Definition 

of Potential Effect’ scale from ‘High’ to ‘None’. However, given the precautionary 

principle taken, almost all ‘Susceptibility to Physical Change’ effects are consequently 

assessed as ‘High’ and coloured red.  It is the nature of direct effects on archaeology 

and heritage that they will, as a worst case, be wholesale.  
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2.3 The ‘maximum case’ approach taken is also not always applied consistently between 

different allocations. Although it has been assumed that the statutorily listed Grade II 

obelisk lying in the north east of H7 might be removed as a result of future scheme 

design, the non-designated Coventry Canal section running through H2 is assessed to 

be unlikely to be affected, as it is operational (4.31). In line with current legislation and 

policy, permitting loss of a designated heritage asset would be ‘exceptional’.  

 

2.4 At 1.18, excerpts of the 2018 NPPF are reproduced, with Paragraph 196’s requirement 

that ‘less than substantial harm’ to designated heritage assets should be considered 

against a scheme’s public benefits in reaching a planning decision.1  However, 

Paragraph 197 is not reproduced, despite relating to non-designated heritage assets 

which are the majority potentially affected by H7’s allocation. Paragraph 197 confirms 

that, when considering direct or indirect effects on non-designated heritage assets, a 

balanced judgement is required, weighing the scale of harm or loss and significance of 

the asset against public benefits. 

 

2.5 The methodology also notes that an ‘Initial cumulative effect appraisal’ was completed 

for each site which considered the ‘group value of assets’ and multiple development 

effects on assets within a single allocation, but that no ‘in-combination effects’ between 

allocated sites are anticipated given distance (2.13). This is not an approach that I am 

familiar with and closer consideration of the statements made within all four 

allocations’ ‘cumulative’ sections fails to clarify how this adds to the assessments. H7: 

Polesworth and Dordon could be inferred to be cumulatively affected given text at 

5.123, but there is likely to be a typographic error and ‘cumulative’ should read ‘in-

combination’. 

 

Listed Obelisk 

 

3.1 As noted above, a Grade II listed mid-19th century stone obelisk sits atop Hoo Hill. 

Indeed, despite LUC’s mention of ‘designated assets’ within the H7 allocation at 5.124, 

the obelisk is the only designated heritage asset within it. The obelisk has not 

unreasonably been identified as a designated asset which will need to be retained with 

a suitable setting. LUC also make the valid point that the obelisk should remain widely 

visible within any new development as it was designed to be (or at least after its re-

positioning – see below). LUC highlight views to the north west and north east as key 

to ensuring harm to the obelisk’s significance is avoided and this could be achieved 

without significant sterilisation of the allocation site area. This is a positive conclusion 

which we support. 

 

 

                                                           
1
 Although the NPPF has been updated since LUC published their report, the relevant heritage paragraphs are 

unchanged. 



   

BSA 1783 Allocation H7 Land to the East of Polesworth and Dordon – 080319 
3 

 

Archaeological Potential 

 

4.1 LUC do seem to be confused as to the location of the remains of the medieval St. 

Leonard’s Chapel and related burials which the obelisk commemorates. That said, the 

Historic England National Heritage List for England states that the obelisk is on the site 

of the chapel. The remains of the chapel were certainly disturbed/discovered during 

construction of a railway in the 1840s. It is agreed that this railway remains in use to 

the east of the site. 

 

4.2 The obelisk was built close to the railway/chapel site soon after its discovery, but I 

recorded in various sources as moved circa 1900 as railway widening threatened to 

harm it. Strong evidence of a re-location suggests any related medieval remains lies 

beyond the H7 allocation. LUC touch on the re-location, but also suggest that evidence 

of quarrying atop Hoo Hill might have been part of railway works and hence the 

location of the medieval chapel after all. I do not agree with this inference, but any 

remains close to the obelisk would in any event be protected within a retained setting, 

if not already lost to quarrying. 

 

4.3 LUC also highlight HER records relating to an extensive medieval deer park: ‘Wood 

Park’ (HER 13158). This was considered by BSA’s assessment, and although the HER 

NGR locates the record in the north east of the H7 allocation, its location and extent 

are not certain. All the best albeit limited evidence for the deer park, including remains 

of a park pale ditch and ‘park’ in place names such as ‘Wood Park Farm’, lie beyond 

the allocation. Extant field boundaries can sometimes ‘fossilise’ a medieval deer park’s 

boundaries so that it can be discerned on modern maps, but that is not the case east 

of Polesworth, possibly due to extensive open-cast coal extraction. 

 

4.4 LUC suggest that the deer park could be located and characterised through fieldwork 

evaluation. However, other than a boundary pale of ditch, such ‘monuments’ do not 

tend to have distinctive archaeological remains. Within the pale the land would likely 

have been a partially wooded and partially open and free of structures. In the absence 

of definite boundaries, deer parks are of limited significance. 

 

4.5 Despite the above reservations as to the site’s archaeological potential, the BSA 

Assessment acknowledges that development of the site would need to be supported 

by future archaeological fieldwork, with evaluative methods informing an 

understanding of the actual nature of sub-surface remains and hence a mitigation 

strategy. In this regard we agree with LUC that further archaeological assessment will 

be required at the planning application stage. 
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Dordon Hall and Garden 

 

5.1 There is particular focus in LUC’s assessment of the H7 allocation on Dordon Hall’s 

‘garden’ given that it is both a ‘non-designated heritage asset’ within the site and 

complements the setting of the Grade II listed Dordon Hall.  However, it is debatable 

whether the garden is a legitimate heritage asset at all. 

 

5.2 Although Warwickshire HER record 12754 refers to ‘Dordon Hall Garden’, the limited 

text states ‘Garden, no detail given’ and that, although it was flagged as a location 

worth checking as part of a 1997 review of registered gardens in Warwickshire, the 

likelihood is that it was not actually visited; it is noted that the surveyor had not filled in 

whether he had or had not visited on the relevant form, but made no recommendations 

as to its suitability for adding to the county (not national) register of parks and gardens. 

 

5.3 Although LUC confusingly use the term ‘listed’ in respect of this site (5.12) and refer to 

it as a non-designated heritage asset, they confirm that no detail is provided within the 

HER entry and that there are no indications of a garden surviving above ground on 

site. They also mention that the Tithe map of the 1840s confirms the area was in 

agricultural use and not owned by Dordon Hall. 

 

5.4 By 1885 it is the case that the Ordnance Survey map indicates a merger of fields to 

form a single field west of the Hall which was planted with trees to form a parkland 

setting to the Hall. Two ponds are also shown in this area, but LUC confirm that ‘no 

formal landscape features are evident’. By the next OS map of 1904, although the park 

area remains defined by field boundaries, this is not shown as planted. LUC also 

confirm that post-war maps show a different arrangement of field boundaries and state 

that the land had reverted back to agricultural use. 

 

5.5 This change is likely to be due to the open-cast extraction of coal across much of the 

area west of Dordon Hall in the mid-twentieth century and evident on aerial 

photographs consulted by BSA Heritage as part of their assessment. 

 

5.6 In conclusion, no above ground evidence for the ‘garden’ or ‘park’ now survives and it 

has never been assessed or designated by Warwickshire County Council or related 

heritage professionals. What archaeological evidence there was for this lost informal 

landscape is likely to have been limited to a field boundary, tree locations and remains 

of two ponds. Such features would all rate as of negligible archaeological or historical 

interest. Moreover, any remains are likely to have been harmed by later extraction and 

the current landscape is post-war and reinstated. 
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5.7 Creation of treed parkland west of Dordon would be a positive landscape 

enhancement based on one historical phase of the landscape’s evolution. However, 

development of land west of Dordon Hall would not harm ‘heritage assets’ and this 

area only enhances the setting of Dordon Hall in its openness, rather than due to a 

functional relationship. As noted by the BSA assessment, the setting of the off-site 

Grade II listed Dordon Hall is a valid consideration for any future development, but the 

assessment provided by LUC is based in part on non-existent assets. 

 

5.8 As well as the emphasis on the ‘garden’, LUC also consider the allocation’s potential 

effect on nineteenth century agricultural buildings east of Dordon Hall. Although these 

related structures enhance the significance of Dordon Hall itself, topography and 

location downslope and east of Dordon Lane suggest this relationship would be 

unaffected by change within the H7 allocation. 

 

5.9 LUC also identify a structure south of Dordon Hall as of heritage interest, albeit non-

designated (5.97 to 5.102). This was not picked up by the BSA Heritage assessment. 

LUC conclude that it is a Second World War pillbox, but acknowledge that the absence 

of public access makes understanding of this structure problematic. However, it is 

most likely to be a ‘firewatcher’s post’ given the use of brick and a concrete roof. Lowry 

notes that such sites are often mistaken for pillboxes, but housed wardens spotting 

aircraft, bomb hits and resulting fires during air raids.2 The location of the structure 

above Dordon and Polesworth would be logical, but to afford a good view rather than 

an open field of fire. This different role would subtly alter the effect of change to the 

structure’s setting on its significance. 

 

Other Assets 

 

6.1 Several designated or non-designated heritage assets are mentioned early within 

Section 5 of the LUC assessment, but are ultimately confirmed to be unlikely to be 

affected by development within the H7 allocation. In particular, the Grade II* Church of 

All Saints in Grendon, south east of the H7 allocation and Grade II* listed Polesworth 

Abbey are discounted at 5.88 and 5.120 respectively. 

 

6.2 I would not agree with the LUC assessment that the non-designated St Leonard’s 

Church in Dordon might potentially be adversely affected (5.112). This place of 

worship cannot be considered a ‘rural parish church’, having been built to serve the 

burgeoning population in the late 19th century. Nonetheless, LUC conclude that any 

harm could be obviated by a stronger belt of vegetation around the churchyard and 

this could easily be achieved without harming future master planning. 

 

 

 

 

 

 

                                                           
2
 B Lowry 1995 Twentieth Century Defences in Britain – an Introductory Guide York (CBA Handbook 12) 
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Conclusions 

 

7.1 Inevitably, readers of the LUC report may focus on the concluding sections on pages 

20 to 22. However, most of the potential assets identified within or close to the H7 

allocation by LUC have been considered above and could be dealt with in accordance 

with LUC’s recommendations to avoid any harm: 

 

 Potential for physical and setting change to the obelisk on the site of St Leonard’s 

Chapel (GII) – retained and its significant setting left undeveloped, if remains do 

lie nearby, they would be preserved or recorded appropriately; 

 Potential for setting change to Dordon pillbox – a non-designated likely 

firewatcher’s post which would continue to have extensive views to the west; 

 Potential for setting change to St Leonard’s Church – protected by boundary 

planting, if warranted; and 

 Potential for harm/total loss of non-designated archaeological assets on Hoo Hill 

(and more widely) – agreed that these could be evaluated and investigated as part 

of development process. 

 

7.2 It is only LUC’s conclusions relating to Dordon Hall which are considered excessive. A 

buffer to the listed building and its curtilage is accepted as the open nature of the land 

echoes its original rural and agricultural setting. However, ‘Dordon Hall Garden’ is not 

an adjacent asset which warrants protection. 

 

7.3 The LUC conclusions also confirm that the large area mooted as the ideal retained 

open setting for Dordon Hall is predicated on ‘the closest extant, legible and defensible 

boundary…selected for ease of use and transparency, rather than its connection to the 

significance of adjacent areas.’ 

 

7.4 Given the actual absence of a formal landscape related to Dordon Hall or surviving 

parkland within the allocation area and the irrelevance of the boundaries selected in 

heritage terms, retention of a far smaller area of open land could mitigate harm to the 

Hall’s significance. Indeed, LUC themselves note that: ‘Dependent on the extent and 

significance of extant garden archaeology’ and good design, development within the 

green and amber areas defined for protection could be possible, ‘without significant 

harm to designated assets’. Safeguarding of their inner ‘red’ area of setting west of the 

Hall is also based on protection of ‘garden’ elements as well as preservation of an 

open context. 

 

7.5 In conclusion and in the context of an actual development proposal, LUC’s 

assessment confirms that the large H7 allocation could be developed in accordance 

with legislation, policy and guidance. Retention of areas of open land in the north east 

and east of the allocation could form part of the allocation’s open space provision and 

would not need to be so extensive that deliverability is at risk. It is likely that, post-

completion, suitable interpretation of the site’s archaeology and heritage would be 

provided as part of the development’s green infrastructure, representing a heritage 

benefit.      




