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1. A Statement on the LUC Heritage Impact Assessment 
(February 2019)  

1.1. This Statement has been prepared by Indigo Planning on behalf of Hodgetts Estates in 
response to the Historic Environment Assessment prepared by LUC, (February 2019), for 
North Warwickshire Borough Council.  The LUC Heritage Assessment was produced in 
response to concerns raised by Historic England about the proposed policies in the full draft 
version of the North Warwickshire Borough Council Local Plan, 2017. 

1.2. This Statement is focused upon the site allocation H7, land to the east of Polesworth and 
Dordon, and specifically upon the grade II listed Dordon Hall (Historic England list entry 
number: 1034713) and the grade II listed obelisk on the site of the former St Leonard’s 
Chapel (also known as the old Hoo Chapel) (Historic England list entry number: 1319944), 
located beside Hoo Hill. 

1.3. The purpose of the LUC Heritage Assessment, as stated in paragraph 1.4, 

‘… is to provide evidence on: the significance of heritage assets within 
the potential allocation sites, and those with the potential to experience 
effects as a consequence of setting change in the wider landscape; the 
risk of harm to heritage assets from development on site; and any options 
available to avoid or minimise adverse effects and deliver enhancement.’ 

1.4. The objectives of the LUC Heritage Assessment and the applied methodology were to 
undertake a desk-based assessment in accordance with the standards of the Chartered 
Institute for Archaeologists (CIfA), as set out in the CIfA publication, Standard and Guidance 
for Historic Environment Desk-Based Assessment (2014, updated 2017).  Page 3 of the CIfA 
publication states this approach is intended to be,  

‘principally used by those involved in commissioning archaeological 
work.’  

1.5. In relation to the methodology, paragraph 2.15 of the study states:  

‘…site visits were limited by public accessibility and those in private 
ownership could not be accessed.’ 

1.6. (Paragraph 3.13 of the study, in relation to the allocated site H7, states that there is only one 
designated asset in the site, i.e. the obelisk, and this is because Dordon Hall, which is also 
grade II listed, abuts the boundary allocation but is just outside it). 

1.7. Given the stated desk-based methodology, the designated heritage assets including the 
grade II listed Dordon Hall (Historic England list entry number: 1034713) and the grade II 
listed obelisk on the site of the former St Leonard’s Chapel (Historic England list entry 
number: 1319944), were not visited as part of the LUC Heritage Assessment, and as such 
they have not been physically experienced; views and viewing corridors have not been 
established, and the extent of the heritage asset’s setting has not been definitively defined. 

1.8. The risk of only undertaking a desk-based assessment, and of not visiting the heritage 
assets, and not physically experiencing them in their setting, and not establishing important 
views, and not establishing the extent of their setting, is that the quantum of development 
proposed, i.e. 2000 dwellings, may be unrealistic, and might not be accommodated without 
causing harm to the significance of heritage assets. 

1.9. Historic England’s published guidance is clear that,  
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‘Being able to properly assess the nature, extent and importance of the 
significance of a heritage asset and the contribution of its setting early in 
the process is very important…’ (Paragraph 7, Managing Significance in 
Decision-Taking in the Historic Environment, Historic Environment Good 
Practice Advice in Planning 2). 

1.10. Historic England also advises that, 

‘It is important that, at the pre-application or scoping stage, the local 
authority, having due regard to the need for proportionality… advises the 
applicant to consider approaches such as a ‘Zone of Visual Influence’ or 
‘Zone of Theoretical Visibility’ in relation to the proposed development in 
order to better identify heritage assets and settings that may be affected.’ 
(Paragraph 21, The Setting of Heritage Assets, Historic Environment 
Good Practice Advice in Planning Note 3 (second edition).  

1.11. In paragraph 25 of the same publication, Historic England adds that is it often necessary to 
identify viewing points for assessment. 

1.12. Historic England acknowledges that desk-based assessments alone may not be sufficient:  

‘Where an archaeological desk-based assessment is insufficient to 
assess the archaeological interest of a heritage asset fully, consider 
whether an on-site field evaluation would provide the necessary 
information.’ (Paragraph 12.6, Managing Significance in Decision-Taking 
in the Historic Environment, Historic Environment Good Practice Advice 
in Planning 2). 

1.13. The National Planning Policy Framework (NPPF), glossary description of setting 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.’   

1.14. The NPPF’s emphasis upon ‘surroundings’ and ‘experience’ has been tested in the Courts, 
and experience is not limited to what can be seen, but includes sounds and smells.  The 
Courts have also been explicit about the need to establish the setting of a heritage asset 
before the impact of a proposal upon its significance can be assessed.  (Catesby Estates Ltd 
and Peter Steer and Historic England [2017] EWHC 1456 (Admin), Justice Lang DBE para 
28).  

1.15. The LUC Heritage Assessment states that some sites have been visited but only from areas 
of public access.  Dordon Hall, and the obelisk on the site of St Leonard’s Chapel, are on 
private land and cannot be properly experienced from public access land. 

1.16. On the issue of public access and setting, Historic England state: 

‘Because the contribution of setting to significance does not depend on 
public rights or ability to access it, significance is not dependent on 
numbers of people visiting it…’ (The Setting of Heritage Assets, Historic 
Environment Good Practice Advice in Planning Note 3 (second edition).  

1.17. This Historic England guidance highlights the importance of assessing the true setting of a 
heritage asset and therefore an assessment should not be limited to areas of public access. 

1.18. Indigo Planning’s Associate Director – Heritage, a Member of the Institute of Historic 
Building Conservation, with over twenty years of experience of working in the field of 
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heritage planning, has undertaken field investigation in support of this Statement, and has 
visited the grade II listed Dordon Hall and its setting, including the ancient woodland (The 
Hollies), where there may be post medieval mine shafts, and the grade II listed obelisk on 
Hoo Hill, (the site of St Leonard’s Chapel, which was the old chapel of Hoo) and its setting 
beside Hoo Hill, which includes the possible site of an Iron Age hillfort, and from his 
assessment it is evident that the designated heritage assets (Dordon Hall, and the obelisk), 
draw special architectural and historic significance from being positioned on hilltops.  They 
are designed features in the landscape, intended to be seen from miles around, and they 
interact with other hilltop heritage assets, including churches built by the same aristocratic 
family that owned Dordon Hall, and obelisks, including the contemporary ‘golden tower’, a 
public work of art funded by the HCA’s National Coalfield’s Programme, which stands upon a 
hilltop (a country park created from a spoil heap at the Pooley Hall Colliery), serving as an 
eye-catcher, clearly visible from the windows of Dordon Hall.  

1.19. The visual and historic connections between Dordon Hall and the obelisk on the site of St 
Leonard’s Chapel (the old chapel of Hoo), are missed in the LUC Heritage Assessment. 
(Roger De Grendon built the old chapel of Hoo in the twelfth century when he also owned 
Dordon, and the Chetwynds, baronets, and long-time owners of Dordon Hall, commissioned 
the erection of the obelisk.  Sir Philip Chetwynd owned the Dordon Hall estate in 1445, and 
Sir Guy Chetwynd remained the owner of Dordon Hall until the 1930s).  These historical and 
physical connections, missed in the LUC Heritage Assessment, add to the significance of 
both Dordon Hall and the obelisk. 

1.20. The ‘Options for Sustainable Development’ (1:12,000) diagram included in the LUC Heritage 
Assessment, in relation to allocation H7, suggests that new development could be built flush 
to the boundary of the current garden of Dordon Hall (an area shaded amber), ‘without 
significant harm to designated assets.’ This is highly questionable, especially as the LUC 
Heritage Assessment also provides evidence of (now buried) historic gardens and parkland 
around Dordon Hall in the area shaded amber on the plan, which is highly likely to add to the 
significance of Dordon Hall.  

1.21. Historic England states; 

‘Heritage assets that comprise only buried remains may not be readily 
appreciated by a casual observer. They nonetheless retain a presence in 
the landscape and, like other heritage assets, may have a setting.’ (The 
Setting of Heritage Assets, Historic Environment Good Practice Advice in 
Planning Note 3. Second edition). 

1.22. The narrow country lane (St Helena Rd) that connects Dordon Hall with the obelisk, and the 
ancient abbey of Polesworth, has artistic and historic significance in its own right (again 
missed in the LUC Heritage Assessment).  It includes a stone memorial marking the site of 
Little Jim’s Cottage, which relates to the famous Victorian poem, ‘Little Jim, The Collier’s 
Dying Child’, written by the poet and playwright, Edward (Ned) Farmer, of Tamworth.  
Farmer wrote the poem after sheltering from a violent storm in the cottage (the last surviving 
cottage from the village of Hoo), whilst on his way to Dordon.  The poem was taught in 
schools during the late nineteenth century and reflects the growing national concern about 
the conditions of colliery workers and their families.  The memorial stone may be considered 
to be an undesignated heritage asset. 

1.23. The significance of all the heritage assets identified in, and adjacent to, H7, and especially 
Dordon Hall, is enhanced by the attractive, wooded landscape that includes ancient 
woodland and hedgerows, vestiges of the Forest of Arden.  H7 largely escaped the ravages 
of opencast mining and intensive agriculture that scarred land to the south and west of 
Dordon.  

1.24. It is recommended that not all areas of the allocated site H7 will have the same capacity to 
accommodate change without harm to the significance of designated and non-designated 
heritage assets.  
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1.25. To preserve the significance of the grade II listed Dordon Hall, and the grade II listed obelisk 
on the site of St Leonard’s Chapel (the old chapel of Hoo), the setting of these designated 
heritage assets needs to be defined, and viewing points and viewing corridors need to be 
established.  

1.26. It is recommended that the existing fields around Dordon Hall, containing buried parkland, 
will need to be retained as open land stretching west as far as The Hollies ancient woodland, 
to include the full extent of land indicated on the LUC (1:12,000) diagram indicated by a 
broken line and labelled ‘Idealised site boundary adjustment to reduce harm’, i.e. all the area 
shaded green, amber, and red.  

1.27. The setting of the grade II listed obelisk, and the possible Iron Age fort, and the site of ‘Little 
Jim’s Cottage’, should also be preserved by taking the whole of Hoo Hill out of the allocated 
site, i.e. the area shaded pink and annotated ‘non-designated archaeology’ on the LUC 
(1:12,000) diagram. 

1.28. The open vista between Dordon Hall and the ancient woodland (The Hollies), and the open 
views between Dordon Hall and the grade II listed obelisk, and other views towards and out 
of Dordon Hall, including views towards churches erected by the Chetwynds, and the eye-
catcher view of the ‘golden tower’ at the restored Pooley Hall Colliery, also add positively to 
the significance of Dordon Hall because of their visual, historical, architectural, and artistic 
connections. 

1.29. In order to provide the substantial open areas of landscape needed to protect the setting of 
the heritage assets within, and adjacent to, allocation H7, it is recommended that 
consideration be given to reducing the quantum of development, and that an alternative site 
to the west of Dordon be considered, such as site DLP299, which has no designated 
heritage assets, less heritage significance, and a greater capacity for change.  
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