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Waveney Local Plan Examination: 

Actions Arising From Hearings 
Matter 6 – WLP2.15 – Response to Badger Building 

Representation on the Historical setting of Oulton Manor or 

High House 

Author – Waveney District Council  

This document provides a response on behalf of the Council to the written representation 

by Badger Building on the historical setting of Oulton Manor/High House and its implications 

for Policy WLP2.15. 

Background 

The field in question was submitted by Badger Building as part of the ‘Call for Sites’ process 

as detailed in the Strategic Housing and Economic Land Availability Assessment (C3).  The 

site was subsequently consulted on as part of the ‘Help Plan Our Future | Options for the 

New Waveney Local Plan’ consultation (B1).  The site was labelled as site 70 in this 

consultation as shown on page 47 of the consultation document. 

In response to the consultation Historic England raised concern about the potential impact 

of development on the setting of the grade II* listed Manor House.   

The site was subsequently identified as part of a preferred allocation in the First Draft Local 

Plan consultation (B4a) (site WLP2.14). In an attempt to address the concerns of Historic 

England, 1 hectare of the site to the south was required to be set aside as open space. 

In response to this consultation, Historic England strongly objected to the site allocation, 

again raising concern about the impact on the setting of the grade II* listed Manor House.  

Their comments can be seen on page 633 (642 of PDF) of Document B11.  Concerns about 

the impact on the setting of the listed building were also echoed by a number of local 

residents.  
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In response to this the Council commissioned a Heritage Impact Assessment (C35).  This 

concluded in paragraph 8.3 that any development within the area currently used as a 

paddock to the south of the site will result in an unacceptable level of harm, due to the loss 

of the open character of the area. As a result, the Final Draft Local Plan removed this part of 

the site from the WLP2.15 allocation. 

In response to the consultation on the Final Draft Local Plan, Historic England again raised 

soundness objections to the site allocation (Rep ID:841).  As a result the Council and Historic 

England prepared a Statement of Common Ground which suggested a number of changes to 

the supporting text and the policy.   

Response to Representation 

Badger Building argue that the field in question does not make up part of the setting or is 

not important to the significance of the asset. 

They present three main arguments.   

 The significance of the asset is derived only or mainly from its interior features. 

 The field in question does not make up part of the setting as there is no evidence that the 

field was ever part of the curtilage of the listed building or was part of the same estate as 

the listed building.   

 The visual connections from the field are weak.  

With respect to the first argument, the fact that the Manor House has such a highly 

significant interior is a reflection of the buildings past high status.  However, it is the 

structure as a whole, inside and out, with its later alterations and extensions which 

demonstrate the building’s evolution since the 16C, which also contribute positively to the 

building’s significance.  The Heritage Impact Assessment is quite clear that the significance 

of the building does not only relate only to its interior but comes from its historical 

connections, its high status within the local community and its architectural, archaeological 

and artistic significance.  The assessment identifies that the western part of the building 

which still has a connection to the countryside is still recognisable as a 16th century building.   

As stated in the NPPF significance derives not only from a heritage asset’s physical presence, 

but also from its setting (NPPF  (p71).  The Heritage Impact Assessment identifies that the 

listed building derives an important contribution to its overall significance from its setting. 

Particularly noted is the view from and towards the C16 part of Manor House which can still 

appreciated in relation to the existing open setting to the west. 
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With respect to the second argument, these considerations have little relevance as to 

whether the field makes up part of the setting of the listed building.  The Historic England 

publication ‘The Setting of Heritage Assets’ (2017) 

https://content.historicengland.org.uk/images-books/publications/gpa3-setting-of-heritage-

assets/heag180-gpa3-setting-heritage-assets.pdf/ makes clear that setting of a listed 

building will generally be more extensive than the buildings curtilage and historic 

ownership.  The representations for Historic England described above and the Heritage 

Impact Assessment (C35) make clear that the historic setting of the listed building was the 

rural farmland that once surrounded it.  The field in question is part of that and provides the 

only link left between the listed building and the wider countryside.    The original 

representation from Historic England on the First Draft Local Plan (Document B11 – Page 

633) emphasises the historical connections in terms of the buildings original agricultural 

setting and clearly states that the field to the west makes an important contribution to the 

significance of the asset by echoing its original context and emphasising its place in a 

predominantly rural landscape from which its owners, builders and materials would have 

come.   

In terms of the arguments about views to and from the asset, these are not the only 

considerations when determining the extent of a setting or the significance to the asset of a 

setting.  This is made clear by paragraph 13 of the National Planning Practice Guidance: 

Conserving and Enhancing the Historic Environment.  Views of an asset will likely change 

over time and through the season, for an example the view of the listed building on photo 

19 of the Heritage Impact Assessment will be more significant in the winter once the leaves 

have fallen from the trees.  The comments about fencing with respect to photo 21 are not 

relevant as features such as fencing are boundary treatment, are likely to change over time 

and do not justify permanently removing the open connection between the listed building 

and the open countryside beyond through the development of new houses.      
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