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‘‘Nodes are strategic foci, typically either junctions or paths, or concentrations of some characteristic. Although
conceptually they are small points in the city image, they may in reality be large squares, or extended linear shapes, or even
entire districts. At a national or international level, then a whole city may itself become a node.“
(The Image of the City - Kevin Lynch, 1959)
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Introduction

Project Context
Node has been commissioned to prepare a heritage
statement in support of an application for Planning
Permission for the construction of 4 no. 3 bed houses
and 5 no. 2 bed houses, alongside 16 car parking
spaces, to the rear of High St, Lydney. This coincides
with the demolition of number 33A High Street to
allow access into the site.
This application is a revision of one made in 2013.
Following feedback from the LPA the new scheme:
•
•
•
•

Retains number 33, originally proposed for
demolition.
Removes proposed new retail and residential
development to the High St frontage.
Re-orientates the road layout to account for a new
access point.
Re-orientates the layout and siting of proposed
dwellings, coinciding with a reduction in the
number of total units.

Document Format
This heritage statement has been prepared in light of
the National Planning Policy Framework (2012), which
states that:
‘ln determining applications, local planning
authorities should require an applicant to describe
the significance of any heritage assets affected,
including any contribution made by their setting... to
understand the potential impact of the proposal on
their significance’ (para. 128).

This heritage statement sets out the policy framework
governing the historic environment, describes
the heritage assets affected by the scheme and
summarises their importance in a statement of
significance. Using this understanding, a series
of heritage principles are then presented for the
development of the site, before finally describing the
scheme and assessing the impact of the proposals on
the significance of the heritage assets.
The document is structured into the following sections:
Section 1: Assessment – The planning and physical
context of the site
•

Chapter 2: Planning policy context

•

Chapter 3: The heritage assets

Section 2: Evaluation – Statement of significance
•

Chapter 4: Statement of significance

Section 3: Design and impact
•

Chapter 5: Heritage impact assessment

•

Chapter 6: Summary and conclusions

Site Overview
The site is shown in figure 1.1. It is located on High
Street, within Lydney town centre. The site is partially
located within the boundary of Lydney Conservation
Area and within the wider setting of a number of
designated heritage assets.

Divider image: High Street, Lydney
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Baptist Chapel

Site
Fig 1.1: Site location plan
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Planning policy context

The following section sets out the relevant legislative and policy framework governing the development of the site.

Statutory Duties: The Planning (Listed Buildings and Conservation Areas) Act 1990

The Planning (Listed Buildings and Conservation Areas) Act 1990 provides the legal framework governing the
protection of heritage assets.
On planning applications affecting the setting of listed buildings:
Section 66 ‘General duty as respects listed buildings in exercise of planning functions.’ states:
‘(1)In considering whether to grant planning permission for development which affects a listed building or its
setting, the local planning authority or, as the case may be, the Secretary of State 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.’
On planning applications in a conservation area:
Section 72 ‘General duty as respects conservation areas in exercise of planning functions’ states:
‘(1)In the exercise, with respect to any buildings or other land in a conservation area, of any functions under or by
virtue of any of the provisions mentioned in subsection (2), special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of that area.’

Divider image: Baptist Chapel
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National Planning Policy Framework (2012 and 2018)

The National Planning Policy Framework (NPPF) was published in March 2012 and provides over-arching
guidelines for the planning system which replaces all previous planning policy statements and planning policy
guidance notes. The document states that ‘The purpose of planning is to help achieve sustainable development.’
The central theme of the framework is the introduction of a presumption in favour of sustainable development. A
draft revision of the National Planning Policy Framework was published in 2018. The key change for the historic
environment is that ‘paragraph 189 has been revised to clarify that when considering the impact of proposed
development on a designated heritage asset, decision-makers should give great wight to the asset’s conservation
irrespective of whether the potential harm to its significance amounts to less than substantial harm, substantial
harm, or total loss of significance’.
‘Conserving and enhancing the historic environment’
This chapter of the NPPF provides guidance on the management and protection of the historic environment.
This report responds to the requirements of paragraph 126, which states that:
‘In determining applications, local planning authorities should require an applicant to describe the significance
of any heritage assets affected, including any contribution made by their setting. The level of detail should be
proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the
proposal on their significance. As a minimum the relevant historic environment record should have been consulted
and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development
is proposed includes or has the potential to include heritage assets with archaeological interest, local planning
authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a
field evaluation.’
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Assessing the significance of heritage assets
Regarding assessing the significance of heritage assets affected by a planning application, paragraph 127 states
that:
‘Local planning authorities should identify and assess the particular significance of any heritage asset that may
be affected by a proposal (including by development affecting the setting of a heritage asset) taking account
of the available evidence and any necessary expertise. They should take this assessment into account when
considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s
conservation and any aspect of the proposal.’
Considering the impact of proposals
Paragraph 131 provides guidance to local authorities on the determination of planning applications, stating:
‘In determining planning applications, local planning authorities should take account of:
• the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses
consistent with their conservation;
• the positive contribution that conservation of heritage assets can make to sustainable communities including
their economic vitality; and
• the desirability of new development making a positive contribution to local character and distinctiveness.’
Paragraph 132 provides further clarity:
‘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. The more important the asset, the greater the weight should be.
Significance can be harmed or lost through alteration or destruction of the heritage asset or development within
its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification.
Substantial harm to or loss of a grade II listed building, park or garden should be exceptional. Substantial harm to
or loss of designated heritage assets of the highest significance, notably scheduled monuments, protected wreck
sites, battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage
Sites, should be wholly exceptional.’
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Planning applications resulting in loss of significance
On loss of significance resulting from a planning application:
‘Where a proposed development will lead to substantial harm to or total loss of significance of a designated
heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial
harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the
following apply:
• the nature of the heritage asset prevents all reasonable uses of the site; and
• no viable use of the heritage asset itself can be found in the medium term through appropriate marketing that
will enable its conservation; and
• conservation by grant-funding or some form of charitable or public ownership is demonstrably not possible;
and
• the harm or loss is outweighed by the benefit of bringing the site back into use.’ (133)
‘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 securing its optimum
viable use.’ (134)
‘Local planning authorities should not permit loss of the whole or part of a heritage asset without taking all
reasonable steps to ensure the new development will proceed after the loss has occurred.’ (136)
Making information available
Paragraph 137 states that:
‘Local planning authorities should make information about the significance of the historic environment gathered
as part of plan-making or development management publicly accessible. They should also require developers
to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a
manner proportionate to their importance and the impact, and to make this evidence (and any archive generated)
publicly accessible. However, the ability to record evidence of our past should not be a factor in deciding whether
such loss should be permitted.‘
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National Guidance: The setting of heritage assets (English Heritage, 2011)

This document was written in support of PPS5, which has been superseded by the NPPF, however as much of
PPS5’s policies remain in the NPPF, the guide remains almost entirely relevant in the application of the NPPF.
The definition of setting
Setting is a crucial concept to the understanding of a heritage asset. It is defined as ‘‘the surroundings in which
[the 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’.
Key principles for understanding setting
Setting is the surroundings in which an asset is experienced. All heritage assets have a setting, irrespective of the
form in which they survive and whether they are designated or not. 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. (113)
The extent and importance of setting is often expressed by reference to visual considerations. Although views of
or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced
by other environmental factors such as noise, dust and vibration; by spatial associations; and by our understanding
of the historic relationship between places. For example, buildings that are in close proximity but not visible from
each other may have a historic or aesthetic connection that amplifies the experience of the significance of each.
They would be considered to be within one another’s setting. (114)
Setting will, therefore, generally be more extensive than curtilage, and its perceived extent may change as an asset
and its surroundings evolve or as understanding of the asset improves. (115)
The setting of a heritage asset can enhance its significance whether or not it was designed to do so.
The formal parkland around a country house and the fortuitously developed multi-period townscape around a
medieval church may both contribute to the significance. (116)
The contribution that setting makes to the significance does not depend on there being public rights or an
ability to access or experience that setting. This will vary over time and according to circumstance. Nevertheless,
proper evaluation of the effect of change within the setting of a heritage asset will usually need to consider the
implications, if any, for public appreciation of its significance. (117)
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National guidance: Principles of selection for listing buildings (DCMS 2010)

This document outlines the official criteria for listed buildings, and provides important terminology for articulating
their heritage significance.
The principle criteria
DCMS outline two principle areas of ‘merit’ for understanding the significance of a heritage asset:
1.

Architectural: An asset must ‘be of importance in its architectural design, decoration, or craftsmanship’,
with particular attention paid to nationally important examples of particular building types, techniques, or
significant plan forms.
2. Historic: An asset must ‘illustrate’ an ‘important aspect of the nation’s social, economic, cultural, or military
history’ and/or have close ‘associations’ with ‘nationally important people’.

National guidance: Conservation principles, policies, and guidance (English Heritage 2008)

In their 2008 guidance, English Heritage provided definitions for four key ‘heritage values’ which underpin
heritage significance.
Heritage values
English Heritage laid out four principal ’values’ for understanding the significance of a heritage asset:
1.

Evidential: ‘the potential of a place to yield evidence about past human activity’, usually in ‘the absence of
written records’ and ‘largely relying on ‘the physical remains of human activity’.
2. Historical: ‘the way in which past people, events, and aspects of life can be connected through a place to the
present’. This includes where an asset is ‘illustrative’ and/or ‘associative’.
3. Aesthetic: ‘the way in which people draw sensory and intellectual stimulation from a place’, usually deriving
from a ‘planned’ or ‘fortuitous’ form.
4. Communal: the ‘meaning of a place for the people who relate to it’, drawing from a ‘commemorative’,
‘symbolic’, ‘spiritual’, or ‘social’ importance.
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National guidance: Conservation principles draft revision (Historic England 2017)

In 2017, Historic England published a revision of the 2008 English Heritage conservation principles. Whilst
currently in draft format, following a consultation, it is useful to consider the changing terminology through which
heritage values are defined.
Heritage interest
In this document Historic England outlined three consolidated area of ‘interest’:
1.

Historic: this refers to ‘illustrative’ factors including ‘surviving examples of an innovation of consequence,
whether related to artistry, technology, or social organisation, as well as ‘association’ with a ‘person, event, or
moment’. It also encompasses ‘communal’ value and states that illustrative or associative interest can become
‘enmeshed with the identity of a community’, particularly where it surpasses ‘simple usefulness by the essential
connection with the history of an asset’.
2. Archaeological: this equates to ‘evidential value’ or ‘research’ value and encompasses the ‘potential’ of
buildings, landscapes, and buried archaeological deposits to ‘reveal evidence of past human activity’ through
investigation ‘at some point’ (i.e. it has a potential to yield evidence, rather than it already has).
3. Architectural and artistic: this derives from a ‘contemporary appreciation of an asset’s aesthetics’.
Architectural interest refers to the ‘art or science of the design, construction, craftsmanship and decoration of
buildings and structures’. Artistic interest refers to the ‘use of human imagination and skill to convey meaning
through all forms of creative expression’.
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Local Policy: Forest of Dean Core Strategy (2012)

Policy CSP. 1 Design, environmental protection and enhancement (strategic objective: providing quality
environments)
The design and construction of new development must take into account important characteristics of the
environment and conserve, preserve or otherwise respect them in a manner that maintains or enhances their
contribution to the environment, including their wider context. New development should demonstrate an efficient
use of resources. It should respect wider natural corridors and other natural areas, providing green infrastructure
where necessary.
In achieving the above, the following will be considered:
The effect of the proposal on the landscape including AONBs and any mitigation/ enhancement that is necessary
or desirable
The impact on any protected sites (natural and historic sites and heritage assets and potential for avoiding and/ or
mitigating any impacts, or providing enhancement, should the development be acceptable
The requirements of the management plans of the AONBs
Whether the existing infrastructure is adequate- additional provision will be required where it is not.
Whether the development is at risk from flooding, whether it can be permitted taking into account any risks, and
the sequential approach and any mitigation that may be necessary to ensure the development is safe and flood risk
is not increased elsewhere
The impact of the development on any land contamination or risk to the development from ground instability
including the mining legacy- Proposals must undertake appropriate remediation measures and verification works
where contamination and /or stability issues are identified
The potential for the development to cause pollution and any mitigation measures to avoid pollution or make
environmental improvements where existing problems occur
The provision of water supply and the development’s impact on groundwater, watercourses and any protected
abstractions
Any potential impact on the sterilisation of mineral resources and consideration of the potential for the prior
extraction of those mineral resources ahead of development
Proposals for waste minimisation and management
Development that is not able to be satisfactorily accommodated in respect of the above will not be permitted
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The heritage assets

Introduction

Period up to 1880

The development site comprises frontage buildings to
Lydney High Street, together with additional land at the
rear, between the gardens of 23 to 31 High Street and
the long rear gardens of properties on Temple Way. This
section provides a contextual background to the site,
including a description of its historical development and
its present day physical context.

The site

Historic context
Lydney lies approximate 21km south-west of Gloucester,
on the western bank of the river Severn. The town has
origins thought to stretch back to the 9th century, when
an estate with the name was first recorded. The town
had a market charter from 1268, but remained small
and, together with the wider parish, under the control of
key landowners for much of its history.
The town has always had an important relationship with
the Forest of Dean, which exerted a strong influence
over the type of industry that developed, including
forestry, fisheries, mineral deposits and later, the coal
trade, ironworks and railway building. This successful
development of industry led to the expansion of the
town, particularly in the twentieth century.

•
•

•

The built features of the site included two frontage
buildings to High Street.
The remainder of the site was undeveloped,
providing rear private space for premises on High
Street
The land at the rear of the site was bisected by a
footpath running SWW to NEE through the site
connecting from Lydney tin works to the Baptist
chapel in the town centre

The context
•

•

Significant levels of development had already taken
place on either side of High Street. This included
the Baptist Chapel located to the east of the site,
which is now grade II listed; the market cross which
is both grade II listed and a scheduled monument;
and Althorpe House to the north-east of the site
which is also grade II listed.
The wider landscape shows evidence of the
industrialisation of the town with annotations such
as ‘smithy’, ‘foundry’, ‘Old furnace cottages’ and
‘Lydney tin works’

Secondary evidence describes the townscape of Lydney
in the 14th and 15th centuries as being concentrated
around the street known today as High Street, however
there are few external remains beyond the late 18th
century due to the modernisation of the town which
took place to accommodate the industrialisation of the
19th century. Figures 3.1 and 3.2 show significant stages
of development of the site and its local context.
Divider image: Market Cross
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County: GLOUCESTERSHIRE Scale: 1:2,500 Date: 1880

Approximate site location
Fig 3.1: Gloucestershire OS plan of 1880
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Period to 1968
The site
•

•

The two frontage buildings to High Street remained
with a small additional built element protruding into
the western edge of the site from an adjacent plot
on High Street. This has since been demolished
The rear of the site had been enclosed by the rear
gardens of residential development on Templeway

The context
•

•

Although the overall structure of the town remained
the same, significant transformation had taken
place within the town with the replacement of
traditional, finer grain buildings with much larger
scale footprints
In line with this, further expansion of the town had
also taken place, including substantial levels of
postwar residential development on the edge of the
town
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County: GLOUCESTERSHIRE Scale: 1:2,500 Date: 1968

Approximate site location
Fig 3.2: Gloucestershire OS plan of 1968
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Historic environment record

AREA 5148 DESCRIPTION

A search of Gloucestershire’s historic environment
record was commissioned. This provided details of the
surrounding designations, including listed buildings,
scheduled monuments and archeological records.
This revealed that the site was not subject to any
specific designations but that the following general
archaeological records were found for the 1km square
within which the site is located:

A barbed & tanged flint arrowhead was found in 1929
at Primrose Hill by Arthur Powell. Its present location is
unknown. {Source Work 862.}

AREA 5144 DESCRIPTION

“In 1930 a perfectly shaped arrowhead of green flint
with barbs, was dug up in a garden at Allaston, Lydney by
Mr Edgar Powell”. {Source Works 1034 &0214.}
Grid reference and mapping refers to the entire 1km grid
square. {G. Tait pers. com.}

An earthwork is said to lie near Highfield {Source Work
862.}
There have been rumours of a (Norman) Castle at
Allaston near Lydney but no
confirmation has been found {Source Work 133.}
Faint traces of [a] small camp “ behind the new villas on
the north side of Highfield Hill” {Source Works 1034 &
214.}
Exact location uncertain, grid reference and mapping
refers to relevant 1km grid square. No further locational
information is known.
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