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Introduction

1.0 This document has been prepared for Selby District Council by the Conservation Team at 

Harrogate Borough Council. The purpose of the Heritage Impact Assessment is to inform the site 

allocation process of the Selby District Local Plan. The assessment process sets out for each 

allocation; 

- An identification of the heritage assets affected and their importance

- Assesses the contribution a site provides in its present form to the significance of the

identified assets.

- Identifies the impact of a site allocation on the significance of heritage assets

- Considers mitigation measures to prevent harm and maximise enhancement

2.0 Through assessing the significance of the historic environment, the assessment identifies the  

impacts of an allocation on affected heritage assets, both designated and non-designated, and sets 

out measures, as to how such impacts can be mitigated or enhancements achieved. 

3.0 The assessments have been carried out in response to engagement with Historic England and 

best practice guidance such as Historic England publications, ‘Good Practice Advice in Planning 2: 

Managing Significance in Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice 

in Planning 3: The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. 

4.0 It is not considered necessary to subject every site allocation to full heritage impact assessment. 

Sites have been screened in line with the Local Plan Site Assessment Methodology which considers 

proximity and impacts on the historic environment. Allocations where potential impacts on the 

historic environment have been identified and concerns have been raised through consultation with 

Historic England are included in this Impact Assessment.

5.0 The heritage impact assessments have been considered in the development of site policies and 

will be taken into account at planning application stage.
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The assessments within this document have been compiled by the Conservation Team at Harrogate 
Borough Council. All the mapping contained in this report is based upon The Ordnance Survey 

mapping with the permission of the Controller of Her Majesty's Stationery Office. © Crown 
copyright. All rights reserved. 
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Heritage Impact Assessment – AROE-I Land Adjacent to Malt Kiln 
Lane, Appleton Roebuck 

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  AROE-I Land Adjacent to Malt Kiln Lane, Appleton Roebuck. Located 
to the north of the settlement. Site reduced in scale since original submission (to omit the 
two smaller fields to its south). 

Description of proposal: Residential development. Form/design unknown. 

Description of context: 

The Site is an agricultural field located to the south of Malt Kiln Lane (this forming its 
northern edge). The draft Appleton Roebuck Conservation Area Appraisal identifies the field 
as containing ridge and furrow. Further to the south, separated by two smaller fields, is the 
historic core of the settlement (and conservation area). To the west and north is located 
agricultural land; to the east is a later 20th century housing estate (Northfield Avenue) and a 
more recent, smaller development at the immediate east of the Site (Ash Tree Gardens). 
The boundary treatments of the Site are hedgerows with some trees within. Site AROE-N is 
located to the north of the Site, on the north side of Malt Kiln Lane. 

3. Designated heritage assets

3.1. Appleton Roebuck Conservation Area 

3.1.1. Appleton Roebuck Conservation Area - Identification of significance 

The draft Appleton Roebuck Conservation Area Appraisal (CAA) provides an analysis of the 
character and appearance of the conservation area, setting out those elements that 
contribute to its special architectural and historic interest. 

It is the elements of special interest that form the significance of a conservation area. In the 
case of Appleton Roebuck, those elements include but are not limited to:  

- The way in which the settlement has developed over time.
- Historic grain (linear) of the settlement.
- The survival of medieval toft and croft boundaries to the historic core.
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- Presence of agricultural / former agricultural buildings reflecting the farming history of
the settlement (and relationship with the surrounding land).

- Landscape elements such as the open spaces of the Greens, grass verges and
trees.

- The position of buildings on Main Street with wide grass verges.
- The scheduled monument known as Brocket Hall Moated Site.
- Landmark buildings such as All Saints Church, Shoulder of Mutton public house and

Bridge Service Station.
- Boundary treatments (low walls and hedges).
- High prevalence of historic buildings (both designated and non-designated).
- The locally distinctive character of buildings (materials, detailing, scale, massing,

form). Prevalence of brown-red local brick with pan tile or Welsh slate roofs, with a
few instances of limestone buildings.

- The way in which elements of the conservation area are experienced, including views
within and into/out of it.

In the overall hierarchy of significance value, the conservation are can be attributed 
MEDIUM significance value. 

Above: Photo demonstrating part of the character of the conservation area - view looking 
south along Main Street in the area of West and South Chapel Greens. 

The draft conservation area appraisal identifies the site (together with the fields to its 
south/south west – named as ‘fields to the north’) as having a ‘strong contribution’ to 
character and appearance. In fact, the appraisal recommends that the boundary be re-drawn 
to include it as the fields ‘comprise medieval earthwork ridge and furrow as well as historic 
field boundaries.’ Whilst the site cannot be readily experienced from the west-east aligned 
part of Main Street (partly due to the location of both historic buildings and later housing 
added behind – see photo below), it is highly appreciable from Malt Kiln Lane where views 
are available over the field back towards the conservation area. The appraisal identifies a 
‘setting view’ here, looking south over the Site. The lane is a private land at a point beyond 
the site edge, but a public footpath runs along it. 
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Above: View looking north from Main Street (grade II listed Wesleyan Methodist Chapel to 
left) – an example of how development to the rear of frontage buildings is visible, though the 

Site is not. 

The Site is not currently located within the conservation area boundary and therefore it can 
be considered to contribute positively to its setting (and therefore significance). 

3.1.2. Appleton Roebuck Conservation Area - Identification of impact on significance 

Summary of scale of impact: Potential for moderate-high impact to setting, leading to 
overall MODERATE scale of impact to significance.  

Reason for conclusions – 

Above: View 1 – Looking south from Malt Kiln Lane over the Site towards the edge of 
conservation area (‘setting view’ as identified in the draft appraisal). Southern edge of 

AROE-N visible on the left. 
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The way in which the conservation area and its important rural surrounding field network is 
experienced would fundamentally change on its northern side, due to the change in form of 
the land from rural to housing. The important ‘setting view’ (view 1 in this report) will be 
significantly impacted. Therefore, the whole site is identified within this report as being of a 
higher area of sensitivity (see map analysis, below). There is potential that any ridge and 
furrow present within the Site to be lost (an archaeological feature and important evidence of 
the medieval history of the land). 

Above: View 2 – looking north west along Malt Kiln Lane to the northern edge of the Site. 

Above: Map analysis of AROE-I (AROE-N shown for reference). 
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Provision of development of suburban character in the view along Malt Kiln Lane (view 2, 
above), would further erode the rural setting of the settlement in this location.  

Longer range views of the Site are likely to be available on approach from the north when 
travelling along Malt Kiln Lane. From within the Site (not publicly accessible), there are likely 
to be closer range views of the adjoining field network (located to the north of the 
conservation area). 

Should the land be included within the conservation area boundary in the future, 
development of it would result in a much higher scale of impact as it would directly affect the 
conservation area. 

Recommended mitigation measures / opportunities to enhance significance: 

Should development be forthcoming on the site, the following mitigation measures are 
recommended: 

- Avoidance of development on ridge and furrow.
- Avoidance of a new access off Malt Kiln Lane, instead using Ash Tree Gardens, if

possible. Avoidance of standard highways engineered access and road treatment so
that a rural character can be achieved.

- Retention of hedgerow/treed boundaries, tree to north east corner of the Site and
grass verge to Malt Kiln Lane.

- Provision of a generous set back from Malt Kiln Lane so that the views along the lane
are not harmed by the introduction of built form and so that the tree at the NE corner
is given space about it.

- Built form to be low density.
- Provision of a generous set back from the western edge of the Site, together with

appropriate landscaping measures to integrate development with the edge of
settlement where it adjoins open countryside.

4. Non-designated heritage assets

4.1 Ridge and furrow (within the Site) 

4.1.1. Ridge and furrow (within the Site) - Identification of significance 

The conservation area appraisal identifies that the area of fields recommended for inclusion 
(‘fields to the north’), which includes this Site, comprises ridge and furrow (a pattern of ridge 
and troughs remaining from the medieval system of ploughing). The site has not been 
inspected but if ridge and furrow is present, then the Site would be considered to be a non-
designated heritage asset of archaeological interest. 

Note: Although this report does cover archaeological assets, it is included here because of 
the strong relationship with the Site and its reference in the conservation area appraisal.  

4.1.2. Ridge and furrow (within the Site) - Identification of impact on significance 

Summary of scale of impact: Potential for direct physical impact or loss of the asset 
leading to overall MAJOR scale of impact to significance.  

Reason for conclusions – 

Development of the site will severely affect the ridge and furrow directly and may lead to its 
full loss. Even if some if retained, the change of use of the land will have a harmful impact on 
its remaining context. 
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Recommended mitigation / enhancement measures: 

- Avoidance of development on ridge and furrow.
- Retention of areas of ridge and furrow by reduction of the site area.
- To be advised by others – provision of archaeological investigation so that the asset

can be recorded / information gained through discovery of potential remains
(potentially revealing significance).

5. Summary of heritage impact

Development of the Site will have a fundamental impact on the character of the land, from 
rural/agricultural fields to housing. This will have a resulting harmful impact on the setting of 
the conservation area. 

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

It should be noted that the omission of the fields to the south of the Site (as originally 
proposed) is considered to reduce the scale of impact to the significance of the conservation 
area as originally assessed. 

However, should development occur once the site has been included to be within the 
conservation area, the level of harm would increase due to the loss of part of the 
conservation area to housing. 

With regards to impact on the potential ridge and furrow non-designated heritage asset, the 
level of harm has the potential to be severe, resulting in significant adverse impact on its 
significance. 

Author: Emma Gibbens BSc MSc IHBC 

Date of report: 26th May 2022 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Heritage Impact Assessment – AROE-N Therncroft, Malt Kiln Lane, 
Appleton Roebuck 

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location: AROE-N Therncroft, Malt Kiln Lane, Appleton Roebuck. Located to the 
north of the settlement.

Description of proposal: Residential development. Form/design unknown. 

Description of context: 

This is a small field located north of Malt Kiln Lane, tapering on its western edge. All edges 
have a hedgerow boundaries with trees within, with grass verge to the lane. On all sides but 
the east it is adjoined by fields and/or open countryside. On this eastern edge is located a 
group of later 20th century dwellings to the north of the lane. The adjoining hedgerow 
frontages of these properties are coniferous and therefore are not of typical, rural type. 
Beyond the Site, Malt Kiln Lane is a no through / private road but is accessible because of 
the public footpath that runs along it 

3. Designated heritage assets

3.1. Appleton Roebuck Conservation Area 

3.1.1. Appleton Roebuck Conservation Area - Identification of significance 

The draft Appleton Roebuck Conservation Area Appraisal (CAA) provides an analysis of the 
character and appearance of the conservation area, setting out those elements that 
contribute to its special architectural and historic interest. 

It is the elements of special interest that form the significance of a conservation area. In the 
case of Appleton Roebuck, those elements include but are not limited to:  

- The way in which the settlement has developed over time.
- Historic grain (linear) of the settlement.
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- The survival of medieval toft and croft boundaries to the historic core.
- Presence of agricultural / former agricultural buildings reflecting the farming history of

the settlement (and relationship with the surrounding land).
- Landscape elements such as the open spaces of the Greens, grass verges and

trees.
- The position of buildings on Main Street with wide grass verges.
- The scheduled monument known as Brocket Hall Moated Site.
- Landmark buildings such as All Saints Church, Shoulder of Mutton public house and

Bridge Service Station.
- Boundary treatments (low walls and hedges).
- High prevalence of historic buildings (both designated and non-designated).
- The locally distinctive character of buildings (materials, detailing, scale, massing,

form). Prevalence of brown-red local brick with pan tile or Welsh slate roofs, with a
few instances of limestone buildings.

- The way in which elements of the conservation area are experienced, including views
within and into/out of it.

In the overall hierarchy of significance value, the conservation are can be attributed 
MEDIUM significance value. 

Above: Photo demonstrating part of the character of the conservation area - view looking 
south along Main Street in the area of West and South Chapel Greens. 

The Site sits to the north of Malt Kiln Lane and is largely screened (in tree leaf season) from 
view by the tall hedgerow which includes trees. An historic field boundary forms its northern 
edge but the remainder of the land north of the lane has been infilled with single dwellings 
(later 20th century). The lack of development of the Site (none visible from limited views into 
site through hedgerow) adds to the rural setting of the settlement as one leaves/enters via 
Malt Kiln Lane. Though this does not form the immediate context to the edge of the 
conservation area on its northern part, there is however a visual relationship with the 
northern edge of the fields to the immediate south of the lane (which forms site AROE-I and 
which is part of the ‘fields to the north’ that are recommended for inclusion in a re-drawn 
conservation area boundary, within the appraisal) – see view 1, below. 

Selby District Local Plan – Heritage Impact Assessment 14



The land is identified in the draft appraisal as providing ‘some contribution’ to the character 
and appearance of the conservation area. 

Above: View 1 – Looking south from Malt Kiln Lane. Southern edge of AROE-N visible on 
the left. View over AROE-I ‘Setting view’ as identified in the draft appraisal visible to the 

right. 

3.1.2. Appleton Roebuck Conservation Area - Identification of impact on significance 

Summary of scale of impact: Potential for minor-moderate impact on setting resulting in 
MINOR scale of impact to significance. Impacts can be minimised with recommended 
mitigation measures. 

Potential for a higher scale of impact on setting should the land to the south of Malt Kiln 
Lane be included within the conservation area, as proposed within the appraisal (as there 
would be a more direct impact on setting). 

Reason for conclusions – 

Due to the screening resulting from the high hedgerow/trees and distance from the 
conservation area, the provision of a small scale development on the Site, of appropriate 
form, is not considered to result in potential harm to the setting of the conservation area. The 
edges of the site are therefore identified as being of higher sensitivity on the map analysis, 
below. This conclusion is on the basis that the recommended mitigation measures are taken 
into account so that the overall rural appearance of the Site is not changed from views along 
Malt Kiln Lane. This includes as viewed in context with AROE-I (view 1), potential longer 
distance views from further north on Malt Kiln Lane and on approach on the lane from the 
south east (view 2). 

Not providing such mitigation may result in harmful impacts - for example, a high density 
development that involves significant loss of hedgerow and trees would harmfully change the 
character of the lane in this location. 
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Above: Map analysis of AROE-N. 

Recommended mitigation measures: 

- Hedgerows, grass verge and trees to the boundaries to be maintained so that
development would be screened from view and the rural character of the lane
maintained (however consideration should be made for the potential for hedgerows
to be reduced in height which would make development more apparent).

- Development be low density on this edge of settlement location (where it adjoins the
open countryside and has a relationship with the field of AROE-I). It is therefore
expected that dwellings numbers would be limited to one, possibly two.

- Dwellings should be of locally distinctive form in terms of elements such as form,
scale, massing and materials.

- Removal of hedgerow/trees for provision of an access should be kept to a minimum –
use of the existing gated access on the western edge of the Site would be preferable
so as to avoid a break in the southern boundary. A simple, rural style of gated access
should be provided.

3. Non-designated heritage assets

None identified. 

4. Summary of heritage impact

The Site is of ‘some contribution’ to the character and appearance of the conservation area. 
There is potential for there to be harmful impacts on setting if development is not carefully 
designed to take into account its context, including the land to the south that forms the area 
that has potential to be included within the conservation area boundary in the future.  

Selby District Local Plan – Heritage Impact Assessment 16



With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

As highlighted in the report above, there is potential to minimise impact and there is 
therefore potential for the appropriate development of the site to result in minimal or no 
change to the setting of the conservation area. 

Author: Emma Gibbens BSc MSc IHBC 

Date of report: 26th May 2022 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Heritage Impact Assessment – CFAB-A Land at Church Fenton 
airfield: New settlement  

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location: CFAB-A Land at Church Fenton airfield. Located to the north east of 
Church Fenton village. 

Description of proposal: New settlement. Form/design unknown but expected to comprise 
aspects such as housing, local centre, open space. 

Description of context: 

The site is part of the former RAF Church Fenton airfield, dating to the time of World War II. 
The airfield is still active but as a private facility (Leeds East Airport). The buildings have 
been re-purposed in recent years so that they provide a mix of office and media facilities. 
The site is also used to host large outside events such as music festivals. 

The airfield is located within a wider agricultural context, surrounded by fields. Busk Lane 
forms its boundary on the west and Bracken Hill Lane on the south (both of rural character 
with grass verge and hedgerows/trees in hedgerows). The settlements of Ulleskelf and 
Church Fenton are located to its north and south west respectively. Otherwise, development 
is dispersed in the form of farmsteads. 

To the north of the airfield and its associated buildings is located housing (assumed to be 
RAF dwellings), with a more recent development having been added to the west of Busk 
Lane. 

3. Designated heritage assets

3.1 World War II airfield defences at RAF Church Fenton (scheduled 
monument) 

3.1.2 World War II airfield defences at RAF Church Fenton - Identification of 
significance 

The defences are a scheduled monument (list entry no. 1021191*). The list entry enables a 
thorough understanding of the history and significance of the airfield defences. They are part 

Selby District Local Plan – Heritage Impact Assessment 19



of the former RAF Church Fenton airfield which was built pre-war (late 1930’s) as part of the 
expansion period of airfield construction (at a time when the RAF increased facilities in 
response to Hitler’s activities in Germany).  

The air defences were provided as airfields were considered vulnerable from attack. This is 
an example of an airfield defence that survives well. Church Fenton was one of few fighter 
stations in the north of England and one of few where significant remains of the defences 
relating to the Battle of Britain survives. 

The scheduling includes (see map analysis on page 5 for locations): 

A. Group of four dispersal pens on the south east of the perimeter of the airfield, three
of which are located around an oval-shaped taxiing track. Such pens were designed
to hold fighter aircraft around the perimeter but with access to the runways. Larger E
shaped style. Earthen ramparts with concrete floor covered in asphalt. 70m x 40m.
Early examples. Support buildings, that serviced the fighter pens, enabling them to
be ready for action, survive as a series of concrete footings and slight earthworks.

B. Group of four dispersal pens in a line on the south of the perimeter. Smaller E
shaped style. Early examples. Bays within slightly smaller (for smaller aircraft). 50m x
30m. No remains of support building remain.

C. Battle headquarters (north east perimeter), provided to coordinate ground defences.
Earlier example (later building has been demolished). A rectangular-shaped
underground bunker concealed under a mound of earth.

D. 2 survivors of an original group of 14 gun posts (for ground defence). Located on a
raised mound in the centre of the south eastern group of pens (keyhole shaped
design allowing for gun installation and ammunition store). Second located to the
north of the technical site (brick built structure with circular gun pit).

E. Pillbox, located in the south west corner of the airfield. Virtually intact. Type 24
pillbox, irregular hexagonal type.

Above: Photo 1 - View 1 looking east into the airfield. Pillbox present on far right hand side, 
with two of the earthworks of the group B dispersal pens adjacent to the perimeter track. 
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Above: Photo 2 - View 2 looking north into the airfield from Bracken Hill Lane. Earthwork of 
one of the group B dispersal pens present to the right. 

Other elements of the World War II RAF station still survive at Church Fenton and are not 
included in the monument (see non-designated heritage assets, below). Those sections of 
the original perimeter track of the airfield, and those sections of hard standing for aircraft 
which lie within the area of protection are however specifically included. 

The structures have not been inspected but their significance is expected to derive from 
elements such as: 

- The structures are a good survival of early airfield air defences dating from World
War II.

- Being one of few examples nationally where significant remains of the defences of a
Battle of Britain station still survives.

- The presence of original structures/earthworks which evidence the original function of
the structures.

- Being evidence of the military history of the country.
- The extant relationship with the airfield (still in use as such) that the defences served

and which provide its immediate setting.

In the overall hierarchy of significance value, HIGH significance value can be attributed. 

All features (except for the north gun post) of the scheduled monument fall within the site 
boundary. The site comprises the airfield (open space / runways) to which the features are 
inherently linked. The site area is therefore an integral part of the overall heritage asset of 
the airfield and also forms the immediate setting of the scheduled monument. 

3.1.2.    World War II airfield defences at RAF Church Fenton - Identification of impact 
on significance  

Summary of scale of impact: Potential for MAJOR scale of impact to significance, either to 
setting or direct physical impact. Potential to reduce level of impact using mitigation 
measures. 
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Reason for conclusions – 

The provision of a new settlement on the airfield has the potential to directly affect the 
scheduled monuments. Removal of the assets would result in the most severe form of harm 
to their significance.  

Even with retention, large scale development of the airfield in the form of housing and 
associated features/spaces will have a major impact on the inherent relationship of the air 
defences with the airfield; this will also result in a severe harm to significance.  

On the map analysis, below, the features of the scheduled monument and their immediate 
context are identified as being of the highest sensitivity. Further consideration would be 
required to establish the exact context of the features which should be considered of 
importance to their significance (for example, how the dispersal pens relate to the perimeter 
track). The remainder of the airfield is identified as being of medium significance so as to 
differentiate between the designated and non-designated assets (but that is not to mean that 
development on the airfield would not result in major impacts). The area of lesser sensitivity 
is of unknown function in relation to the airfield (being a grassed area located between 
fields), but further investigation is required to ascertain whether it should be included with the 
medium sensitivity zone.  

Above: Map analysis of CFAB-A showing location of heritage assets, views and areas of 
sensitivity.  

Recommended mitigation measures / opportunities to enhance significance: 

The Historic England website states that ’former airfields can present potentially attractive 
large brown field sites for redevelopment. Many embody strong commemorative values as 
monuments to the aircrew who flew from them never to return. Before redevelopment it’s 
important to understand the history and inherited character of these places.’* 

Should the provision of the new settlement across the Site be forthcoming, the development 
should be designed in such a manner as to avoid loss of the scheduled monument, minimise 
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impact to its context and otherwise provide a sense of place that relates to the history of the 
Site as a former RAF airfield. 

The following mitigation measures and opportunities to reveal significance should be 
considered: 

- Prior to design of development, full historic analysis of the airfield to be carried out so
that design can be made on an informed basis, taking into account the significance of
the elements of the Site.

- Opportunities be taken to engage with the public to draw out the communal value of
the airfield, leading to actions such as including local accounts within educational
material / interpretation.

- Provision be made for education within local schools (particularly if a school is to be
provided on the Site itself) relating to the history of the airfield.

- Retention and restoration of the scheduled monuments so that they become part of
the new settlement in a meaningful manner – for example, providing public open
space around the features, allowing for exploration and understanding of the assets.
For example, it will be particularly important that the dispersal pens remain in context
with the perimeter tracks.

- Provision of interpretation on the site to enable understanding of the history of the
former airfield.

- Provision of road names and other features with names relating to the history of the
site.

- Within the design of the new settlement, consideration be given to aspects such as:
defining the airfield track layout in a meaningful manner, allowing the relationship of
the hangars to the open airfield to remain legible and provision of building types that
are contemporary forms of locally distinctive buildings that also may take inspiration
from the history of the airfield (as opposed to standard house types or houses that
are a pastiche of historic types).

- Provision of appropriate edges to the site where the Site adjoins open countryside
(taking into account the rural character of the surrounding land).

- If relevant, associated restoration of buildings/features within the part of the airfield
site that sits outside the Site boundary so that the significance of the elements of the
non-designated heritage asset may be enhanced.

- Also, consideration of identification of the view to the grade II listed Grimston Tower,
part of the Grimston Park Estate located to 6.5km to the north-west (visible in the
distance in view 3, see photo 6 on page 9) within the development, perhaps though
placement of public open space or via a vista within built form.

4. Non-designated heritage assets

4.1 Church Fenton airfield – identification of significance 

As identified above, a number of air and ground defence features are scheduled 
monuments, but the remainder of the airfield is not designated. This comprises several 
buildings such as hangars, offices, chapel and gate house and also the hardstanding of the 
runways and perimeter track. 
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Above: Photo 4 showing entrance off Busk Lane with distinctive brick buildings, typical of the 
late 1930’s RAF airfield types. 

Assumed aircraft hangars are located at the north western edge of the airfield, facing south 
to give access to the runways. Two hangars may have been replaced as these are not to the 
same brick construction as the others (see photo 5, below). To their north are located the 
ancillary buildings, arranged in a grid layout, with access of Busk Lane (see photo 4, above). 

Above: Photo 5 showing aircraft hangars present in context with the airfield tracks. 

The airfield and buildings have not been inspected but their significance is expected to 
derive from elements such as: 

- Being a good surviving example of a pre-World War II airfield and one of few fighter
stations in the north of England.

- The survival of many original elements of the airfield, including tracks and buildings
such as hangars.

- The survival of the brick built ancillary buildings (such as those at the entrance),
typical of the pre-war building types of RAF airfields.

- The inherent relationship to air and ground defences that are designated heritage
assets.
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- Its setting within an expansive landscape, which demonstrates the openness
required for the functioning of the airfield.

In the overall hierarchy of significance value, MEDIUM/HIGH significance value can be 
attributed due to the importance of this element of the country’s military history. 

The site comprises the airfield (open space / runways and tracks) to which the features and 
buildings (both designated and non-designated) are inherently linked. The scheduled 
monuments are located within the site area but the hangars and associated buildings to its 
north are located outside the boundary to the north. The Site area is therefore an integral 
part of the heritage asset and also forms the setting of elements of the designated airfield 
defences. 

4.1.2. Church Fenton airfield - Identification of impact on significance 

Summary of scale of impact: Potential for MAJOR scale of impact to significance, either to 
setting or direct physical impact. Potential to reduce level of impact using mitigation 
measures. 

Reasons for conclusion – 

The airfield is still in use and this reflects the original use; loss of this use will harm the 
legibility of the history of the Site.  

The buildings located outside the Site area will be retained but the provision of a new 
settlement on the airfield will directly affect the airfield tracks and open spaces surrounding 
them and it is assumed, will essentially lead to their loss. This will result in a fundamental 
change to the setting of the hangars and associated buildings located to the west of the Site 
– the inherent relationship between the two will be lost.

The way the airfield buildings are experienced in the open rural setting will fundamentally 
change through the change of use of the land and introduction of built form. 

Recommended mitigation measures / opportunities to enhance significance: The 
same measures apply as for the airfield defences, see section 3.1.2, above. 

4.2 Paradise Grange Farm 

4.2.1. Paradise Grange Farm – identification of significance 

This is a historic, former farmstead, now converted to residential use. It is located to the 
north of Bracken Hill Lane and south of the edge of the airfield, in the location of the group A 
dispersal pens), outside the Site area. It comprises a former farmhouse and range of farm/ 
outbuildings in a U shaped layout (farmhouse located to the north east corner of the range, 
set back from the lane. Visible on mid-19th century OS maps are ‘Brackenhill’ but changing 
to ‘Paradise Grange Farm’ by 1906, by which time also the U-shaped range had been 
extended further north towards the farmhouse. Buildings built of local brick with pan tile 
roofs. Despite conversion, it is still legible as a former farmstead. It is surrounded by open 
countryside on its south and east sides. 

The heritage asset has significance as a historic farmstead of local building types, set out to 
a traditional layout with farmhouse positioned adjacent to a U-shaped arrangement of farm 
buildings, forming a courtyard. The farmstead evidences an historic, agricultural use and the 
relationship with the surrounding fields contributes positively to setting in enabling the 
farmstead to be experienced in a rural context. 
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In the overall hierarchy of significance value, it would fall into the LESSER category. 

Above: Photo 6 - View 3 looking north-west towards Paradise Grange Farm on Bracken Hill 
Lane with the airfield, including buildings visible beyond. 

The Site is located immediately to the north of the farmstead, next to the group A dispersal 
pens of the scheduled monument. The largely open form of the airfield minimises an 
intrusive impact from its presence (especially when there is no activity on the airfield), but 
the large hangar buildings are visible in views looking north-west from Bracken Hill Lane 
(see view 3, above). On the whole, the Site can be said to have result in a positive 
contribution to the setting for the former farmstead as it allows the heritage asset to be 
experienced in a largely rural context – although the airfield tracks are present, the lack of 
built form and openness of the airfield integrate well with the surrounding countryside. This 
therefore aids legibility of its former agricultural use. 

4.2.2. Paradise Grange Farm – identification of impact on significance 

Summary of scale of impact: Potential for moderate impact on setting leading to MINOR 
scale of impact on overall significance. Potential to reduce level of impact using mitigation 
measures. 

Reasons for conclusion – 

Although the majority of the rural context of the farmstead would not be affected, the 
introduction of built form of a suburban character would change the positive contribution the 
Site makes to setting to a negative one, because the way the farmstead is experienced in a 
largely rural character of land will be changed on its northern side. The provision of housing 
close to it, on the southern edge of the Site would be the most intrusive (however, as this 
part is the scheduled monument, development is in any case not recommended in this 
location). 

Recommended mitigation measures / opportunities to enhance significance: 

- Avoidance of development on land immediately to the north of the former farmstead.
- Otherwise, provision of a Site edge (on the eastern part of the Site) that integrates

well with the open countryside (taking into account factors such as density, building
sale / massing and landscaping).
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5. Summary of heritage impact

The provision of a new settlement on the Site will have significant major impact on the 
setting and potentially fabric, of the scheduled monument (airfield defences). Even with 
retention of the heritage assets, the important relationship with the airfield will be lost and 
therefore impact on significance will still be major. Related harmful impacts will be 
forthcoming to the airfield itself (identified as a non-designated heritage asset). Additional 
minor impact may be forthcoming to the non-designated heritage asset of Paradise Grange 
Farm. 

However, in providing a new settlement, there is great potential for place-making so that the 
development is designed in a manner that embraces its military history and so that 
opportunities are taken to engage with the public, design the development on an informed 
basis and reveal significance. Providing mitigation measures and opportunities for revealing 
significance will help off-set the harmful impact to some extent. 

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Significant adverse impact on setting of designated heritage assets or involve loss of 
heritage asset. 

Author: Emma Gibbens BSc MSc IHBC 

Date of report: 30th May 2022 

*References:

Historic England list entry 1021191: World War II airfield defences at RAF Church Fenton, 
Church Fenton - 1021191 | Historic England 

Historic England website: Historic Military Airfields | Historic England 

Information on current use of airfield site: Church Fenton 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Heritage Impact Assessment – EGGB-Y Land west of Kellington 
Lane, Eggborough 

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  EGGB-Y Land west of Kellington Lane, Eggborough. Located to the 
west of the settlement.  

Description of proposal: Mixed use development including residential, open space and 
education. Form/design unknown. 

Description of context: 

The Site spans several agricultural fields, adjoining the western built up edge of 
Eggborough, set in a wider agricultural context. The A645 forms its northern boundary and 
Kellington Lane its eastern boundary. At the south, the railway line forms its boundary. To 
the west, the boundary follows that of a field. Apart from a few buildings located to the west 
of Kellington Lane, close to the railway station, development is located to the east of the lane 
(post war and later housing). A public footpath runs north to south through the site, within the 
western edge of the site (the footpath then continues north-west, to the north of the A645, to 
the Church of St Edmund). 

3. Designated heritage assets

3.1. Church of Saint Edmund - Identification of significance 

The church is a grade I listed building. It has Norman origins, with a mid-12th century 
reconstruction and further 14th and 15th century alterations and a 19th century chapel. It is 
built of Magnesian limestone ashlar with tower. 

The church’s significance derives from aspects such as: 

- Being an example of an early church, dating back to Norman times.
- Its architectural form, design and detailing and the way in which it has been altered

over time.
- Its function as a religious building.
- Its communal value as a public / religious building.
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- Its location away from the settlement which will relate to land ownership at the time it
was built / potential changes over time relating to the location of the settlement.

- Its rural setting and the extent of separation maintained between it and Kellington.
- The way in which it forms a landmark in the landscape.

The ‘Gate Piers to St Edmund’s Churchyard’ are subject to a separate grade II listing, as is 
the ‘Churchyard Cross, St Edmund’s Churchyard approximately 5 metres to South of Porch.’ 

Above: Church of St Edmund, near Kellington. 

In the overall hierarchy of significance value, the listed building can be attributed HIGH 
significance value. 

The Site does not form the immediate setting of the church and does not relate to the 
relationship of the church to Kellington, but can be considered to form part of its wider 
agricultural context. The ability to experience the church (which acts as a landmark feature), 
separate to the nearest settlement, in the wider context, including from roads and potentially 
from the public footpath that runs through the site makes a positive contribution to setting 
and therefore significance. 

3.2. Kellington Windmill - Identification of significance 

The windmill is a grade II listed building. The list entry describes this as a late 18th / early 19th 
century windmill. Built of Magnesian limestone stone with opening with segmental arches 
over. No sails present. The building has been converted, mostly likely to residential use, with 
single storey extension added to its south. A long building appears to its south by the 1905 
OS maps and a building of similar footprint is still present. It’s historic / current use is 
unknown. 

Although now converted / altered, it still retains significance because of: 

- It essential form as a windmill, having a distinctive design, scale and massing.
- The evidencing of historic means of milling.
- Its rural setting and the way in which it forms a landmark in the landscape.
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In the overall hierarchy of significance value, the conservation are can be attributed 
MEDIUM significance value. 

The maintenance of a rural setting assists in being able to the aid the legibility of the site as 
one which historically relates to farming practices. Although the Site is not located 
immediately adjacent to the windmill, it sits within a wider agricultural context which assists 
in offering the ability to experience it from identified points on the road network and from the 
public footpath. This contributes positively to setting and therefore significance. 

3.3. Church of Saint Edmund and Kellington Windmill - Identification of impact on 
significance  

Note: The identification of impact on significance is given here for both heritage assets due 
to similar impacts. 

Summary of scale of impact: Potential for low-moderate impact to setting, leading to 
overall MINOR scale of impact to significance.  

Reason for conclusions – 

On exit from the built up edge of Eggborough, travelling on the A645 (along the northern 
boundary of the site), both the windmill and church can be seen in the distance. Whilst the 
windmill remains in view, the church is at times obscured by features such as the buildings 
of the Poskitts site to the north of the road. At closer range, the two listed buildings are seen 
clearly together. The extent of visibility will differ depending on the height of the roadside 
hedgerows. The windmill and church tower can be seen in the distance from Kellington 
Lane. It is highly anticipated there is also an opportunity to experience the heritage assets 
from the public footpath running through the Site.  

In the case of the windmill, although not inspected, it is anticipated that the experience of the 
heritage asset within the property itself would likely afford views to development introduced 
within the Site. For the church, this appears to be largely unlikely due to intervening trees / 
features. 

Both being fundamentally rural buildings, built away from settlements, the ability to 
experience them in a rural context is important. The Site is set well back from the heritage 
assets but the available views in the context of the Site are likely to be affected by the 
provision of built form – in particular for the windmill, views of it are likely to be blocked by 
provision of built form on the northern edge of the Site. 

Whilst the existing rural context is not free of development (settlements, large scale farm 
buildings, electricity pylons, a power station), the provision of development would affect the 
way in which the heritage assets are experienced to their east because the built up edge of 
Eggborough would encroach into their rural setting and the character of the land would 
change. The experience of the windmill from the public footpath is likely to be highly 
affected. However, in particular for the church, there are various other points on the 
surrounding roads/lanes that the buildings can be experienced in their overall rural setting. 
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Above: Map analysis of EBBG-Y. 

Recommended mitigation measures / opportunities to enhance significance (for 
both): 

Should development be forthcoming on the site, the following mitigation measures are 
recommended: 

- Setting back development from the north-west corner of the site, a point at which the two
heritage assets can be clearly viewed together.

- The potential for creating a set-back on the northern boundary. This will both assist in
retaining views of the windmill but also in general will allow for measures to integrate the Site
edge with the surrounding countryside.

- Consideration of whether the Site boundary should be set back to the east of the public
footpath, or otherwise provide a landscape buffer / public open space on this edge with
footpath located within, so that the rural experience of the footpath can be maintained (which
would include views to the windmill and then provide a more appropriate connection to the
remaining footpath to the north of the A625 which leads onto the church).
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- Built form should be locally distinctive or where this is difficult to achieve (for example,
school buildings), be designed to integrate well with the overall scheme and contribute to
place-making.

- In general design terms, the consideration of Site edges to be designed to integrate well
with the surrounding countryside / rural setting. For example, avoidance of hard / uniform
building line, appropriate landscaping and provision of hedgerow boundaries to site edges
(avoidance of standard fencing). Such landscape related measures may in themselves go
some way to resolving to the heritage focused issues raised.

5. Summary of heritage impact

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Emma Gibbens BSc MSc IHBC 

Date of report: 19th August 2022 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Heritage Impact Assessment – HILL-A, Land West of Main Street, 
Hillam  

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location: HILL-A, Land West of Main Street, Hillam 

Description of proposal: Residential development. Form/design unknown. 

Description of context: 

The Site is located to the west of Hillam, behind the frontage building to Main Street / Lumby 
Hill. Hillam Conservation Area is to the immediate south of the Site and a small part of the 
conservation area is located within the site. The Site consist of two residential properties 
(facing Main Street) and agricultural fields. Both dwellings post-date 1950. On its northern 
edge, the Site is adjoined by the 20th century housing of Mill Close. On its southern edge, it 
is adjoined by a narrow field with 20th century properties beyond that (which face onto 
Betteras Hill Road). A footpath, accessed from Betteras Hill Road, runs north-south along 
the western edge of the Site (and when not restricted in access as at the time of survey, 
gives access through the site to Main Street/Lumby Hill). Beyond the western edge of the 
site is located a pond and woodland, on the site of a former brick/plaster works. 

3. Designated heritage assets

3.1. Hillam Conservation Area - Identification of significance 

It is the elements of special interest that form the significance of a conservation area. The 
special interest consists of both architectural and historic interest and is often expressed as 
its character and appearance. In this case, there is no conservation area appraisal but the 
character and appearance can be described as:  

- The way in which the settlement has developed over time.
- Historic grain (linear) of the settlement (which historically had associated croft fields

behind frontage buildings – possible tofts). Many of the fields are represented as
orchards on mid-19th century OS maps.

- Last remaining evidence of fields present to the west of the conservation area.
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- The position of historic buildings (such as those that are positioned directly facing the
road, either gable or front elevation) and those set behind (converted farm and
outbuildings).

- The presence of many historic buildings (typically in limestone), both domestic and
converted farm/out buildings, both designated and non-designated.

- Presence of agricultural / former agricultural buildings reflecting the farming history of
the settlement.

- The locally distinctive character of buildings (materials, detailing, scale, massing,
form).

- Landscape features such as the small green (at the junction between Main Street,
Hillam Lane and Chapel Street) and trees.

- The way in which elements of the conservation area are experienced, including views
available within and to/from outside (though the latter is relatively restricted by
modern housing).

- Uniformity of stone boundary walls.
- Landmark buildings such as Hillam Hall.

Above: Photo 1 – Typical view of Main Street, Hillam. 

The conservation area comprises the historic core of the settlement, where for the most part 
this has been encroached upon by later 20th century housing in the form of cul de sacs off 
the main street. This has eroded the sense of the linear grain and the experience of the 
relationship with the surrounding fields.  

In the overall hierarchy of significance value, the asset type or name can be attributed 
MEDIUM significance value. 

The Site forms part of the last remaining undeveloped agricultural land of the settlement that 
has not seen development to the rear of the frontage buildings. The part that is within the 
conservation area is part of a narrow field located behind the frontage buildings with the 
remainder (outside of, but adjoining the conservation area) being additional fields. The Site 
contributes positively to both the character and appearance of the conservation area and its 
setting, therefore forming part of the significance of the conservation area. 
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3.1.2. Hillam Conservation Area - Identification of impact on significance 

Summary of scale of impact: Potential for moderate-high impact to setting, leading to 
overall MODERATE impact to significance.  

Reason for conclusions – 

The Site is not visible from the north edge of the conservation off Main Street (see view 1, 
below) but to the north of the boundary the gaps between buildings fronting the street give a 
sense of a lack of development, for example views 2 and 3, below (unlike other areas where 
later 20th century development is highly apparent). This helps gives a sense of the historic 
linear form of the settlement. 

Above: Photo 2 – View 1 from north edge of conservation area on Main Street, looking north- 
west across the front of the Site. 

Above: Photo 3 – View 2 from Lumby Hill, looking west - woodland to west edge of Site 
visible between frontage buildings. 
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The experience of the site is very different from its western side, where the site can be 
partially seen through trees lining Betteras Hill Road (see view 3, below) but with the 
presence of the historic footpath allowing for full sight of the Site in the context of the edge of 
the conservation area (see view 4, below). 

Above: Photo 4 – View 3 from Betteras Hill Road looking into the site towards the rear of 
Main Street and edge of conservation area. 

Above: Photo 5 - View 4 from footpath looking west towards edge of conservation area. 

These views reveal the historic, agricultural/rural surroundings of the settlement and 
conservation area and remains as the last area surrounding the conservation area where 
this can be experienced. The presence of remnants of hedgerow and also trees adds to the 
character of the land. For relevant views, there will be more visibility across and into the site 
in those months when trees are not in leaf. 

Development of the site in a manner that removes the ability to appreciate the setting of the 
conservation area, the rural character of the land, evidence of the field boundaries and well 
treed form will result direct in harm to a small part of the conservation area and otherwise be 

Selby District Local Plan – Heritage Impact Assessment 38



harmful to the setting of the conservation area. Development that is of suburban form will be 
particularly harmful.  

Replacement of the two frontage buildings would not impact on the setting of the 
conservation area or character of the settlement generally as long as development is locally 
distinctive (in terms of aspects such as building position, density, boundary treatments, 
scale, massing and materials). This area is considered to be of lesser sensitivity, as shown 
on the map analysis, below. 

However, if the proposal relates to full development of the site and it would require a 
standard highways engineered new road access from Lumby Hill (through the area of the 
two existing dwellings), this would be harmful as it would add another break in the frontage 
buildings that play a part in the linear character of the settlement. 

There may be some capacity for a small amount of development to the south of Mill Close 
(but this may result in an impact to the setting of Mill House, see section 4.1). This area is 
defined by a hedgerow and is identified as the area of medium sensitivity on the map 
analysis, below. 

Above: Map analysis of HILL-A (blue dotted line shows the public footpath) 

Recommended mitigation measures: 

The following mitigation measures are recommended but it should be noted that mitigation 
involves a significant reduction in the scale of the Site area: 

- Avoidance of development on the highest areas of sensitivity. Should development in
any case be forthcoming for the highest areas of sensitivity then development should
be low density so that the rural character of the fields is retained as far as is possible
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(e.g. retention of some agricultural land, avoiding loss of hedgerows and trees; 
providing sufficient space to them, avoidance of suburban forms of development). 

- Consideration of a small development on only the medium area of sensitivity, if it is
possible to do so without causing harm to the setting of Mill House or causing harm
to the experience of using the public footpath.

- Avoidance of providing new standard highways engineered new road accesses from
either Lumby Hill through the lesser area of sensitivity or from Betteras Hill Road
(tree removal may be harmful to the character of the lane).

Opportunities to enhance significance: 

- Restoration of hedgerow field boundaries within the Site.
- Continued use of footpath through site up to Lumby Hill (restricted access at time of

site visit due to broken footbridge over waterway).

4. Non-designated heritage assets

4.1. Granary Cottage and Miller Cottage 

4.1.1. Granary Cottage and Miller Cottage - Identification of significance 

This is a two storey, limestone building comprising two dwellings, front elevation (with sash 
windows and two doorways) facing the road. Set lower than the roadway, there is a low 
boundary wall to the front. The historic building of locally distinctive form contributes 
positively to the streetscene. See photo 3, above. 

Original purpose of building unknown but OS maps indicate a use related to the mill site. 
Historic OS maps from the mid-19th century mark the site as ‘Hillam Mill (Corn).’ A second 
building, located to its south has since been lost – information from the Hillam Historians 
(available online) indicates that this second building was the windmill itself, removed in 1953. 

In the overall hierarchy of significance value, the enter asset type or name can be attributed 
LESSER significance value. 

The Site is located to the west of the building with two dwellings located between the two. As 
seen in photo 3 (view 2), the lack of built form and visibility of the woodland beyond adds to 
the sense of the historic linear grain in which the building originally was located and 
generally provides an attractive setting. The Site therefore contributes positively its setting 
and therefore significance. 

4.1.2. Mill House - Identification of impact on significance 

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MINOR impact to significance. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions – 

Development in the area of medium sensitivity (identified on the map analysis above) would 
assist in avoiding built form elsewhere on the site (in relation to the impact on the 
conservation area); however the presence of built form of standard suburban form has the 
potential to affect the setting of the heritage asset, particularly if dwellings are of a large 
scale/height (particularly where the building itself is set relatively low in the streetscene). The 
sloping land may give some relief if building heights can be nestled into the land but the loss 
of views of the woodland behind would be harmful to setting. 
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Recommended mitigation measures: 

Provision of development in the area of medium sensitivity to a form that allows the sense of 
linear grain to remain and otherwise allows visibility through to the woodland beyond. 
Consideration therefore particularly required of scale, massing and topography. Otherwise, 
general consideration of mitigation measures recommended for the conservation area is 
required. 

5. Summary of heritage impact

Development of the Site will have a fundamental impact on the character of the land, from 
rural/agricultural fields to housing. As the last remaining area of rural land which 
demonstrates the historic, linear grain of the settlement/conservation area and its former 
relationship with the surrounding countryside, its loss to housing would result in harmful 
impacts to the historic environment.  
A reduction to smaller areas of development / re-development, as set out above, would 
assist in significantly reducing harm but development of the whole site is not recommended. 

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Emma Gibbens BSc MSc IHBC 

Date of report: 25th May 2022 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Heritage Impact Assessment – KELL-B Land south of Lunn Lane, 
Kellington  

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  KELL-B Land south of Lunn Lane, Kellington. Located to the west of 
the settlement.  

Description of proposal: Residential development. Up to 72 dwellings. 

Description of context: 

The Site is part of a larger field, adjoining Kellington on its western edge. Lunn Lane forms 
its northern edge and the dwellings of The Plough Garth forms its eastern edge. Other edges 
have no boundary (no field hedgerows present). A public footpath runs south west through 
the site, from Lunn Lane at the edge of the settlement, to Church Lane.  

3. Designated heritage assets

3.1. Church of Saint Edmund - Identification of significance 

The church is a grade I listed building. It has Norman origins, with a mid-12th century 
reconstruction and further 14th and 15th century alterations and a 19th century chapel. It is 
built of Magnesian limestone ashlar with tower. 

The church’s significance derives from aspects such as: 

- Being an example of an early church, dating back to Norman times.
- Its architectural form, design and detailing and the way in which it has been altered

over time.
- Its function as a religious building.
- Its communal value as a public / religious building.
- Its location away from the settlement which will relate to land ownership at the time it

was built / potential changes over time relating to the location of the settlement.
- Its rural setting and the extent of separation maintained between it and Kellington.
- The way in which it forms a landmark in the landscape.
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The ‘Gate Piers to St Edmund’s Churchyard’ are subject to a separate grade II listing, as is 
the ‘Churchyard Cross, St Edmund’s Churchyard approximately 5 metres to South of Porch.’ 

Above: Church of St Edmund, view from Church Lane. 

In the overall hierarchy of significance value, the listed building can be attributed HIGH 
significance value. 

The Site is located in the setting of the church and forms part of the land that provides 
separation between it and the settlement.  As part of its rural setting, the Site, being part of 
an agricultural field, contributes positively by playing a part in the overall rural context that 
forms this setting. Views of the church are available on exiting Kellington, looking across the 
Site and the ability to walk a public footpath through the Site adds to the ability to experience 
the church in this location. 

3.2. Church of Saint Edmund - Identification of impact on significance 

Summary of scale of impact: Potential for low-moderate impact to setting, leading to 
overall MINOR scale of impact to significance.  

Reason for conclusions – 

Being fundamentally a rural building, built away from the settlement (or having become 
separate, depending on the changes that have occurred over time), the ability to experience 
the church in a rural context is important.  

Upon exiting Kellington on Lunn Lane, the church can be experienced in views looking over 
the Site. In addition, a public footpath that runs across the Site, to the church, provides an 
additional means of experiencing the church. The provision of built form will block these 
views, delay the point at which the church can be seen and from the footpath will 
fundamentally change the experience of walking it. In views from the church towards the 
Site, the encroachment of the settlement edge would be apparent. 
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Above: View looking south west from the west edge of Kellington (Lunn Lane) towards the 
Church St. Edmund. 

Above: Map analysis of KELL-B 
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Generally, the encroachment of the settlement edge and change of character of the land 
from agricultural to residential/developed will erode the rural setting; development that is 
overly suburban in form will further compound this effect. However, the Site only forms a 
small part of the rural setting, with a large extent of agricultural land unaffected by the 
proposal - there are various other points on the surrounding roads/lanes/footpaths that the 
building can be experienced. 

Recommended mitigation measures / opportunities to enhance significance (for 
both): 

Should development be forthcoming on the site, the following mitigation measures are 
recommended: 

- Setting back development from the north-west corner of the site to conserve as far as
possible the views of the church upon exiting the settlement on Lunn Lane.

- Preservation of the public footpath in a manner that creates a meaningful route through the
Site (or by alteration of the Site boundary so that the footpath forms the edge to the Site / or
at least, the extent of built form), with views towards the church maintained.

- Providing hedgerows to all site boundaries and not standard fencing (so that the Site edges
integrate well with the rural context).

- Avoidance of standard, suburban forms of development (standard housing types, densely
packed dwellings etc.). Building design should be locally distinctive and scale and massing
be appropriate to context.  Site edges (apart from the eastern) should be ‘soft’ (avoidance of
hard / uniform building line, appropriate landscaping etc.) in order to integrate the settlement
edge with the surrounding countryside.

5. Summary of heritage impact

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Emma Gibbens BSc MSc IHBC 

Date of report: 19th August 2022 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 
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Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Heritage Impact Assessment – SELB-AG Ousegate, Selby 

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then assessed 
and the report sets out how harmful impacts can be avoided or minimised with regards to the 
location and form of development. Where the exact form of development is not known, 
consideration is made of the potential form of development that may be put forward. 

In order to aid the assessment, map analysis is 
provided where considered necessary. This 
includes views and also identifies those part of the 
site area which have sensitivity in terms of 
potential impact on heritage assets (rated as red - 
areas of highest sensitivity / greatest impact, 
amber - areas of medium sensitivity / greatest 
impact and green - areas of lesser sensitivity / 
greatest impact). 

The legend for the map analysis is found to the 
left. A legend for identified individual non-
designated heritage is included with each map 
analysis. 

This report does not cover archaeological heritage 
assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  SELB-AG Ousegate, Selby 

Description of proposal: Unknown 

Description of context: The site is within Selby and the entrance to the site is from Denison 
Road. The town centre located to the west of the site.  

The site is adjacent to the Selby Lock, the Lock House and Bridge House, all of which are on 
the Aire and Calder Navigation (canalised section of the rivers) and are grade II listed 
buildings. Selby Town Conservation Area is 180 metres to the west of the site. 

There is an existing brick boundary wall and the site is currently cleared containing no 
structures. To the north of the site is the river, directly to the west is the canal, to the 
northeast is an industrial site and to the south and east is modern housing. 

Historic maps from the late 19th century show the site formally containing a mill and mill 
house at the northern end (Braid Mill and Mill House), a coal wharf to the western corner of 
the site, properties named Rush Cottage and Abbey View on the southern side of the site. 
By the early 20th century the mill (known as Ten Acre Mills) has expanded across the site.  
The site is now cleared and contains no buildings.  
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Above: Photograph of Site looking north (site located beyond the metal fencing) 

3. Designated heritage assets

3.1. Aire and Calder Navigation, Selby Canal, Selby Lock. 

3.1.1. Aire and Calder Navigation, Selby Canal, Selby Lock - Identification of 
significance 

The canal lock is a grade II listed building (list entry: 1132586). The structure was 
constructed between 1775-1778 and has massive ashlar kerbstones and retaining walls 
which are splayed at either end. There are iron bollards and mooring irons, two wooden lock 
gates and a paddle mechanism embossed “John Sturge and Co. Bowling Iron Works, Aire 
and Calder Navigation 1828.”  

The Selby Canal was cut in 1775 and was opened in 1778, it was engineered by William 
Jessop and John Gott and was constructed by John and James Pinkerton.  

The significance of the lock lies in its historic and architectural significance as an historic 
engineering structure. The canal and lock was intrinsic to the industrialisation of Selby as it 
was used to transport goods to and from the town. It is now important as a leisure use 
bringing canal users to the area. Historically its setting was open river to the north and 
industry and mills to the east and south with jetties along the river banks. Its setting now is 
modern housing to the south and industry to the east, its river setting to the north and canal 
setting to the south is still retained. 
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Above: View of the lock and lock gates from the south 

The application site sits alongside the canal lock and forms part of its setting. The site is 
cleared and contains no buildings. Historically there have been large industrial mill buildings 
on this site, therefore the contribution of this site to the significance of the canal lock is 
neutral. 

In the overall hierarchy of significance value, the enter asset type or name can be attributed 
MEDIUM significance value. 

3.1.2. Aire and Calder Navigation, Selby Canal, Selby Lock - Identification of 
impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset, Selby Lock. Potential to cause MODERATE impact to significance through 
development within the setting. Potential to reduce level of impact using mitigation 
measures. 

Reason for conclusions – Full development of the site with small scale developments and 
domestic elements (such as fences, gardens and domestic paraphernalia would see a 
change to the setting of the Selby Lock. Small scale domestic development has the potential 
to compromise the significance of the nearby listed building (and the canal) through 
inappropriate development within its setting.  
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Recommended mitigation measures / opportunities to enhance significance: In order 
to minimise the harm to the significance of the listed building, it will be important that the 
eastern bank of the canal remains in character an industrial one and is not domesticized by 
development. The form of any boundary treatments adjacent to the canal will be critical. 
Particular care must be paid to the area that is immediately east of the listed building.  

Extra attention should also be given to the treatment of the area adjacent to the river, to 
ensure delivery of an appropriate riverside character.   

Traditional treatment of the boundary is required. 

3.2 Aire and Calder Navigation, Selby Canal, Lock House and Bridge House at 
Selby Lock 

3.2.1 Aire and Calder Navigation, Selby Canal, Lock House and Bridge House at 
Selby Lock - Identification of significance 

The Selby Canal Lock House and Bridge House is a grade II listed building (list entry no. 
1132587). It is a two storey brick detached structure with a hipped roof and two brick 
chimneys, to the side is a single storey lean-to. The interior of the building has not been 
inspected, however the list entry describes the building as dating from the early 19th century, 
being constructed of brown bricks and a clay pantile roof which is hipped formation. There is 
a brick oversailing course at eaves level. There are six bays which have timber sliding sash 
windows and two blocked openings at first floor. There are two timber board and batten 
porches with diagonal planking to the front elevation which were constructed in the late 19th 
century. 

Above: Photo showing Lock House and Bridge House facing towards the canal. The Site is 
located to the rear. 

Historic maps show industrial buildings being located to the rear (east) of the houses. These 
industrial buildings have since been demolished.  

The significance of this listed building lies in its historic significance with a strong connection 
to the canal and lock to the west. The building materials, positioning and relationship to its 
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surroundings contribute to the significance and aid the understanding of the historic 
development of this area.  

The setting of the listed building includes the canal, river and surrounding land. The Site is 
located in close proximity to the listed building and there is intervisibility between the two 
sites. The Site therefore forms part of the setting of this listed building which contributes to 
the significance of the designated heritage asset.  

In the overall hierarchy of significance value, the Lock House and Bridge House can be 
attributed MEDIUM significance value. 

3.2.2 Aire And Calder Navigation, Selby Canal, Lock House and Bridge House at 
Selby Lock - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MODERATE impact to significance. Potential to reduce level of impact using mitigation 
measures. 

Reason for conclusions – Full development of the site with small scale developments and 
domestic elements (such as fences, gardens and domestic paraphernalia would see a 
change to the setting of Lock House and Bridge House. Small scale domestic development 
has the potential to compromise the significance of the nearby listed building (and the canal) 
through inappropriate development within its setting.  

Recommended mitigation measures / opportunities to enhance significance: In order 
to minimise the harm to the significance of the listed building, it will be important that the 
eastern bank of the canal remains in character an industrial one and is not domesticized by 
development. The form of any boundary treatments adjacent to the canal will be critical. 
Particular care must be paid to the area that is immediately east of the listed building.  

Extra attention should also be given to the treatment of the area adjacent to the river, to 
ensure delivery of an appropriate riverside character.   

Traditional treatment of the boundary is required. 
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Above: Map showing areas of sensitivity of SELBY-AG in relation to the setting of 
Selby Lock and Lock and Bridge Houses. 

4 Summary of heritage impact 

The development of the entire site for domestic scaled housing would result in a 
fundamental change of character of the land that forms part of the setting of the listed 
buildings (Lock House, Bridge House and Selby Lock) which has the potential to cause harm 
to their significance through inappropriate development within their setting.  

Locating domestic scaled housing to the southern and eastern boundaries would ensure that 
the scale reflects the surrounding development. Locating taller buildings to the northern end 
of the site would reflect the historic industrial scale of development. Mitigation, including a 
reduction of the extent of development, would help to reduce the level of harmful impacts. 

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Anne Sims BSc, MA, MRTPI 

Date of report: 23/05/2022 
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Heritage Impact Assessment –  

SELB-BZ Land at Crosshills Lane, Selby 
1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then assessed 
and the report sets out how harmful impacts can be avoided or minimised with regards to the 
location and form of development. Where the exact form of development is not known, 
consideration is made of the potential form of development that may be put forward. 

In order to aid the assessment, map analysis is 
provided where considered necessary. This 
includes views and also identifies those part of the 
site area which have sensitivity in terms of 
potential impact on heritage assets (rated as red - 
areas of highest sensitivity / greatest impact, 
amber - areas of medium sensitivity / greatest 
impact and green - areas of lesser sensitivity / 
greatest impact). 

The legend for the map analysis is found to the 
left. A legend for identified individual non-
designated heritage is included with each map 
analysis. 

This report does not cover archaeological heritage 
assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  SELB-BZ 

Description of proposal: Unknown 

Description of context: The site is located on the western side of Selby and comprises of 
agricultural fields. To the southern boundary is Selby Dam which runs the entire southern 
extent of the boundary. To the east and south of the site there are areas of residential 
development found on Leeds Road to the south and housing developments around Flaxley 
Road to the east. To the northern boundary is Flaxley Road. The land to the north and west 
of the site is agricultural land. 

There are existing buildings within the site, mainly Crosshills Farm, Cross Hills Lane. The 
farmhouse within the farm has some historic and architectural interest. 

Leeds Road Conservation Area adjoins the eastern-most part of the site. There are three 
Grade II listed buildings on the northern side of Leeds Road which are located close to the 
southern boundary of the site. On the northern side of Flaxley Road, the grade II listed 
building, Hempbridge Farmhouse and farm buildings are located close to the north-eastern 
boundary of the site.  
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Above: Photograph of Site looking towards the former railway track which runs across the 
site 

3. Designated heritage assets

3.1. Leeds Road Conservation Area 

3.1.1. Leeds Road Conservation Area - Identification of significance 
The Leeds Road Conservation Area is located to the immediate south of the site’s most 
eastern part. The developed part of the conservation area sits at a higher level than the site, 
and the suburban properties on the northern side of Leeds Road address and relate to the 
road. 

The conservation area boundary is drawn to include the area of lower land located to the 
rear (north) of these properties. It is important to note that the draft Selby Conservation Area 
Appraisal (which includes the Leeds Road Conservation Area), identifies the land to the rear 
of the properties (which forms part of Selby Dam) as making a strong contribution to the 
character and appearance of the conservation area. It also states that the land to the north 
(Selby Dam, Flaxby Road Allotments and the adjacent fields) also provides some 
contribution to the character and appearance of the conservation area. The majority of the 
development site is identified in the draft Selby Conservation Area Appraisal as making 
strong or some contribution to the significance of the conservation area. 

The significance of the conservation area derives from the type, style and arrangement of 
properties facing onto Leeds Road in Selby. The properties are located on the edge of the 
town, are more generously spaces and larger in scale than those found in the town centre. 
The agricultural land to the north and west contribute positively to the setting of the Leeds 
Road Conservation Area and allow for the conservation area to maintain its edge of town 
character. The development site forms part of the setting of the Leeds Road Conservation 
Area.  
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In the overall hierarchy of significance value, the enter asset type or name can be attributed 
MEDIUM significance value. 

3.1.2. Leeds Road Conservation Area - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset, Leeds Road Conservation Area. Potential to cause MODERATE impact to 
significance through development within the setting. Potential to reduce level of impact using 
mitigation measures. 

Reason for conclusions – Development of agricultural land on the edge of a settlement will 
alter the intrinsic character of the settlement with the extent of built form expanding into the 
countryside and a reduced amount of open space.  

Recommended mitigation measures / opportunities to enhance significance: In order 
to minimise the harm to the significance of the conservation area, the southern end of the 
development site should be kept clear from new development so that the openness and 
edge of settlement is retained.  

3.2 Hempbridge Farmhouse and barns, Flaxley Road 
3.2.1 Hempbridge Farmhouse and barns, Flaxley Road - Identification of 

significance 

Hempbridge Farmhouse is a grade II listed building (list entry number: 1167159). The barn 
to the north of the farmhouse is listed separately (list entry number: 1132568) at grade II, as 
well as the stable and open cartshed range (list entry number: 1316639). All three listed 
buildings are viewed as a group and are assessed within this section. 

Hempbridge Farmhouse is an early 19th century, two storey, detached property which is 
constructed of brown brick and has a pitched pantile roof. In terms of detailing it has brick 
modillioned eaves cornice and flush framed timber sliding sashes with glazing bars. 

The barn to the north of Hempbridge Farmhouse also dates to the early 19th century and is 
constructed of brown brick with a pitched pantile roof. It has coped gables and ventilation 
holes.  

The significance of these listed building lies in their historic and architectural interest. They 
are constructed of traditional materials and retain historic fabric. The site comprises of a 
typical style of farmhouse which are found throughout the Selby district, positioned closely to 
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an ancillary barn and coach house. The relationship between the house and the ancillary 
agricultural buildings (and how they are viewed and experienced as a farmstead) contributes 
greatly to the significance of the assets.  

The setting of the listed buildings is the farmstead, the nearby farm buildings and 
surrounding agricultural land. The site is located in close proximity to the listed building, on 
the southern side of Flaxley Road, and there is intervisibility between the two sites. The site 
therefore forms part of the wider setting of this listed building which contributes to the 
significance of the designated heritage asset.  

In the overall hierarchy of significance value, Hempbridge Farmhouse, barn and coach 
house can be attributed MEDIUM significance value. 

3.2.2 Hempbridge Farm, Flaxley Road - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MODERATE impact to significance. Potential to reduce level of impact using mitigation 
measures. 

Reason for conclusions – Development of the entire site will impact upon the openness of 
the site which forms part of the setting of these listed buildings. Altering the setting of the 
listed buildings has the potential to cause harm to their significance.  

Recommended mitigation measures / opportunities to enhance significance: In order 
to minimise the harm to the significance of the listed building, it will be important that the 
northern part of the site remains open to preserve the setting of the listed buildings.  

3.3 Selby College Of Further Education (Brooklands) And Three Rivers Area 
Youth Office (To be referred as Brooklands within document) 

3.3.1 Brooklands, Leeds Road - Identification of significance 

Brooklands is a grade II listed building (list entry no. 1365812). It is a two storey (plus attic) 
red brick detached structure which dates to the mid 19th century. It has a pitched slate roof 
with shaped gables with finials, round arched timber sliding sash windows which have hood 
moulds and keystones. There is a three storey tower above entrance with a balustrade 
parapet and canted bays to ground floor.   
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The significance of this listed building lies in its historic and architectural interest as a good 
example of a detached villa within Selby. The mixture of building materials and architectural 
detailing contributes positively to the significance of the asset.  

The setting of the listed building is its curtilage and garden area as well as Leeds Road and 
how it is viewed on the streetscene. The site is located to the rear of the listed building and 
there is some intervisibility between the two sites. The site therefore forms part of the wider 
setting of this listed building and contributes to the significance of the designated heritage 
asset.  

In the overall hierarchy of significance value, Brooklands can be attributed MEDIUM 
significance value. 

3.3.2 Brooklands, Leeds Road - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MINOR impact to significance. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions – Development of the entire site will impact upon the setting of the 
listed building which may cause harm to their significance. 

Recommended mitigation measures / opportunities to enhance significance: Develop 
close to existing residential development for an organic extension to Selby.  

3.4 Church of St. Mary, Leeds Road 
3.4.1 Church of St. Mary, Leeds Road - Identification of significance 

The Church of St. Mary is a grade II listed building (list entry no. 1132542). Dating from 
1854, this stone built church was built for the expanding Selby. 

The significance of this listed building lies in its historic significance and strong connection to 
the local community. The building materials, positioning within the suburbs of Selby and 
relationship to its surroundings contribute to the significance and aid the understanding of 
the historic development of this area.  

The setting of the listed building includes the neigbouring properties and its context on Leeds 
Road. The Site forms part of the setting of this listed building which contributes to the 
significance of the designated heritage asset.  
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In the overall hierarchy of significance value, the Church of St. Mary can be attributed 
MEDIUM significance value. 

3.4.2 Church of St. Mary, Leeds Road - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: NO CHANGE to significance. 

Reason for conclusions – Limited views of site.  

Recommended mitigation measures / opportunities to enhance significance: Buildings 
should reflect the local distinctiveness of the historic buildings of Selby. 

3.5 136 Leeds Road (and barn to rear) 
3.5.1 136 Leeds Road (and barn to rear) - Identification of significance 

136 Leeds Road is a grade II listed building (list entry no. 1132539). It is a two storey brick 
detached structure with a pitched roof. The interior of the building has not been inspected, 
however the list entry describes the building as dating from the early 19th century, being 
constructed of brown bricks and a slate roof. The barn to the rear is also built from brown 
brick with a pitched pantile roof, coped gables and a modillioned brick eaves cornice.  

The significance of this listed building lies in its historic significance. Originally the listed 
building would have had strong links to the countryside, but with the development and 
expansion of Selby this relationship has diminished. To the rear there are limited views of 
wide open countryside and has been replaced with the leisure centre, school and housing to 
the north of Selby Dam.   

In the overall hierarchy of significance value, 136 Leeds Road and barn can be attributed 
MEDIUM significance value. 

3.5.2 136 Leeds Road - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 
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Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Limited impact to setting, leading overall to NO CHANGE to 
the significance.  

Reason for conclusions – Limited views of site to rear. 

Recommended mitigation measures / opportunities to enhance significance: Buildings 
should reflect the local distinctiveness of the historic buildings of Selby. 

Above: Map showing areas of sensitivity of SELBY-BZ 

4 Summary of heritage impact 

The development of the entire site for residential would result in a fundamental change of 
character of the agricultural land that forms part of the setting of the listed buildings of 
Hempbridge Farmhouse and barns, Flaxley Road which has the potential to cause harm to 
their significance through inappropriate development within their setting.  

Locating residential dwellings close to existing residential development would ensure that 
the development is viewed as an organic extension to the existing urban sprawl of Selby. 

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   
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Author: Anne Sims BSc, MA, MRTPI 

Date of report: 23/05/2022 
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Heritage Impact Assessment – SELB-CR Former Ousegate 
Maltings, Selby 

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then assessed 
and the report sets out how harmful impacts can be avoided or minimised with regards to the 
location and form of development. Where the exact form of development is not known, 
consideration is made of the potential form of development that may be put forward. 

In order to aid the assessment, map analysis is 
provided where considered necessary. This 
includes views and also identifies those part of the 
site area which have sensitivity in terms of 
potential impact on heritage assets (rated as red - 
areas of highest sensitivity / greatest impact, 
amber - areas of medium sensitivity / greatest 
impact and green - areas of lesser sensitivity / 
greatest impact). 

The legend for the map analysis is found to the 
left. A legend for identified individual non-
designated heritage is included with each map 
analysis. 

This report does not cover archaeological heritage 
assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The Site

Site name / location:  SELB-CR Former Ousegate Maltings, Selby 

Description of proposal: Unknown 

Description of context: The site is within Selby Town Conservation Area and within the 
built up area of Selby. The entrance to the site from Ousegate is adjacent to two Grade II 
Listed Buildings, The Jolly Sailor Inn and 98-104 Ousegate.  

Historic maps from the late 19th century show the site formally containing two malthouses 
and was adjacent to a track which linked to the railway to the west. To the east was a timber 
yard and other industrial units. To the north and north-east was a row of buildings containing 
properties and public houses.   

3. Designated heritage assets

3.1. Jolly Sailor, Ousegate. 

3.1.1. Jolly Sailor, Ousegate - Identification of significance 

The public house, now called The Malt Shovel, is a grade II listed building (list entry: 
1132525). The building dates to the mid 19th century and is a three storey brick construction 
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which has been painted white. The interior of the building has not been inspected. The 
structure sits isolated from other structures which has had a detrimental impact upon its 
significance. 

The significance of the building is found in its historic interest and its value as a community 
hub along Ousegate. The building has strong links back to the industrial history of the town 
when trading and manufacture were prevalent.   

Above: View of The Malt Shovel from Ousegate 

The application site is located to the rear of the public house and forms part of its setting. As 
the site contains a former malthouse which links to the development of this area, the 
contribution of this site to the significance of the public house is positive. 

In the overall hierarchy of significance value, the listed building of the Jolly Sailor (now 
known as The Malt Shovel) can be attributed MEDIUM significance value. 

3.1.2. Jolly Sailor - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development on the site will alter the setting of the 
designated heritage asset, Jolly Sailor. There is potential to cause MODERATE impact to 
significance through development within the setting. Potential to reduce level of impact using 
mitigation measures and retaining the former malthouse on the site. 
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Reason for conclusions – Demolition of the former malthouse would alter the setting of the 
public house by clearing a large scale structure. Replacement with domestic scale buildings 
would result in loss of the links to the industrial history of the area. Retaining the former 
malthouse structure would enhance the area and its historic links to the former industrial 
uses. 

Recommended mitigation measures / opportunities to enhance significance: In order 
to minimise the harm to the significance of the listed building, the former malthouse building 
could be retained and developed. Any new buildings to reflect the historic street patterns, 
building scale and materials. The form of any boundary treatments must be solid brick.  

3.2 98-104 Ousegate  
3.2.1 98-104 Ousegate - Identification of significance 

98-104 Ousegate is a grade II listed building (list entry no. 1365805). It is a short terrace of 
mid-19th century properties which are three storeys in height and constructed of brown brick 
with a slate pitched roof. The sash windows have gadrooned keystones in the lintels above, 
the doors have oblong fanlights and gadrooned keystones in the lintels above. 

Above: Photo showing 98-104 Ousegate, Selby facing towards the river. The Site is located 
to the rear. 

The significance of this listed building lies in its historic and architectural interest, with 
architectural detailing and materials commonly found in this locality. The positioning of the 
terrace on Ousegate and its development in the mid 19th century contribute to the 
significance and aid the understanding of the historic development of this area.  

The setting of the listed building includes Ousegate, the neighbouring properties and how it 
is viewed in the streetscene. The Site is located to the rear of the listed building and is 
viewed in the same context. The Site forms part of the setting of this listed building which 
contributes to the significance of the designated heritage asset.  

In the overall hierarchy of significance value, 98-104 Ousegate can be attributed MEDIUM 
significance value. 
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3.2.2 98-104 Ousegate - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development on the site will alter the setting of the 
designated heritage asset, 98-104 Ousegate. There is potential to cause MODERATE 
impact to significance through development within the setting. Potential to reduce level of 
impact using mitigation measures and retaining the former malthouse on the site. 

Reason for conclusions – Demolition of the former malthouse would alter the setting of the 
public house by clearing a large scale structure. Replacement with domestic scale buildings 
would result in loss of the links to the industrial history of the area. Retaining the former 
malthouse structure would enhance the area and its historic links to the former industrial 
uses. 

Recommended mitigation measures / opportunities to enhance significance: In order 
to minimise the harm to the significance of the listed building, the former malthouse building 
could be retained and developed. Any new buildings to reflect the historic street patterns, 
building scale and materials. The form of any boundary treatments must be solid brick.  

3.3 Selby Conservation Area  
3.3.1 Selby Conservation Area - Identification of significance 

Selby Conservation Area covers the majority of the historic core of the town. The application 
site is located on the eastern edge of the conservation area.  

The significance of the conservation area lies in its variety of building types and ages and its 
rich history based around Selby Abbey. The site is located within the conservation area and 
due to the historic building which remains on the site and its links to the industrial 
development of the town, it contributes positively to the significance of the designated 
heritage asset.  

In the overall hierarchy of significance value, the Selby Town Centre Conservation Area can 
be attributed MEDIUM significance value. 

3.3.2 Selby Conservation Area - Identification of impact on significance 

The scale of impact is based on these categories: 
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Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development on the site will alter part of the character and 
appearance of the Selby Conservation Area. There is potential to cause MINOR impact to 
significance. Potential to reduce level of impact using mitigation measures and sympathetic 
design approach. 

Reason for conclusions – Demolition of the former malthouse would alter the character of 
the site. Replacement of the malthouse with domestic scale buildings would alter the 
appearance of the site. Retaining the former malthouse structure would enhance the area 
and its historic links to the former industrial uses. 

Recommended mitigation measures / opportunities to enhance significance: In order 
to minimise the harm to the significance of the listed building, the former malthouse building 
could be retained and developed. Any new buildings to reflect the historic street patterns, 
building scale and materials. The form of any boundary treatments must be solid brick.  
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Above: Map showing areas of sensitivity of SELBY-CR 

4 Summary of heritage impact 

The development of the site to retain and convert the former malthouse would enhance the 
character and appearance of the conservation area. Demolition of the former malthouse and 
developing the entire site for domestic scaled housing would result in a fundamental change 
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of character of the land within the conservation area. This would have the potential to cause 
harm to the significance through inappropriate development poor quality materials and lack 
of relevance to the locality.   

Any new housing to be appropriately designed to reflect the local distinctiveness of the area, 
taking into account street patterns, historic building types and materials.  

With regards to the impact on the designated heritage assets, the following score is 
attributed to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Anne Sims BSc, MA, MRTPI 

Date of report: 27/05/2022 
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Heritage Impact Assessment – STIL-D, Land located between 
Escrick and Stillingfleet: New settlement  

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is 
provided where considered necessary. This 
includes views and also identifies those part of the 
site area which have sensitivity in terms of 
potential impact on heritage assets (rated as red - 
areas of highest sensitivity / greatest impact, 
amber - areas of medium sensitivity / greatest 
impact and green - areas of lesser sensitivity / 
greatest impact). 

The legend for the map analysis is found to the 
left. A legend for identified individual non-
designated heritage is included with each map 
analysis. 

This report does not cover archaeological heritage 
assets. 

The assessment is carried out with reference to 
the assessment methodology provided in Historic 
England publications, ‘Good Practice Advice in 

Planning 2: Managing Significance in Decision-Taking in the Historic Environment (2015),’ 
‘Good Practice Advice in Planning 3: The Setting of Heritage Assets (2017)’ and 
‘Conservation Principles (2008)’. Also, where relevant, with reference to Selby District 
Council conservation area appraisals.  

2. The site

Site name / location:  STILL-D. Located on land between the south west of Escrick and west 
of Stillingfleet.  

Description of proposal: New settlement with features such as housing, local centre, school 
and sports facilities. 

Description of context: located between the two settlements (and conservation areas) of 
Escrick (to its east) and Stillingfleet (to its west). It comprises fields, hedgerows, trees, 
woodland blocks and two farmsteads. The A19 highway forms the eastern boundary of the 
site with a road (named in this report as the Stillingfleet – Escrick Road) forming its north 
boundary. The western boundary follows field boundaries; the southern boundary does the 
same in part, though other features are present (Heron Dike, Heron Wood and the track 
access to Mount Farm, the farm itself located outside the Site boundary). A bridleway (from 
Hill Farm) and the Trans Pennine Trail run through the site (the latter following a former 
railway line). 

Selby District Local Plan – Heritage Impact Assessment 73



3. Designated heritage assets

3.1. Stillingfleet Conservation Area 

3.1.2 Stillingfleet - Identification of significance 

It is the elements of special interest that form the significance of a conservation area. The 
special interest consists of both architectural and historic interest and is often expressed as 
its character and appearance. In this case, there is no conservation area appraisal but the 
special interest derives from elements such as:  

- The development of the historic core of the settlement, linear in grain, to either side
of Stillingfleet Beck, with buildings located at a higher level to avoid the flood prone
greens (see Photo 1, below).

Above: Stillingfleet Conservation Area – Photo 1, looking west (away from the Site) 
from Stillingfleet Bridge over Stillingfleet Beck. 

- The openness of the greens together with the presence of many trees, providing a
verdant village landscape.

- The historic use of the greens with regards to being common land, used for rights
such as the grazing of animals.

- Landmark buildings such as the grade I listed Church of St Helen (of Norman origins)
set in its churchyard and Stillingfleet Bridge, grade II listed, over the Beck, which
connects the north and south sides of the village.

- The prevalence of hedge boundaries to properties facing the greens, typically set
back behind grass verges.

- Presence of agricultural / former agricultural buildings reflecting the farming history of
the settlement (and relationship with the surrounding land).

- On its south side, the historic layout of properties set within narrow fields, most likely
crofts, which historically extended to Cawood Road (though development has
occurred adjacent to the road).

- The presence of a variety of historic buildings (both designated and non-designated)
and brick boundary walls.
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- The locally distinctive character of buildings (materials, detailing, scale, massing,
form). Typical materials are local red/brown brick and pan tiles.

- Historic footpaths such as that heading north east out of the village, along the Beck.
- The way in which elements of the conservation area are experienced, including views

available within and also views out / into of it.
- The relationship of the conservation area with its rural setting. The ability to

experience this relationship through the availability of views, both from the
conservation area and also as seen from its rural context.

In the overall hierarchy of significance value, the conservation area can be attributed 
MEDIUM significance value. 

The western edge of the Site is located approximately 1km to the east of the conservation 
area. It does not form its immediate setting but can be said to be part of the wider, rural 
context. 

3.1.2.    Stillingfleet Conservation Area - Identification of impact on significance 

Summary of scale of impact: Potential to be NO CHANGE to significance due to 
no/minimal impact on the setting of the conservation area.  

Reason for conclusions – 

Due to distance, topography and landscape features, development of the Site to provide a 
new settlement will likely have no impact on the setting of the conservation area. Inspection 
of viewpoints has assisted in assessing setting: 

At the eastern edge of the conservation area, where it adjoins the Stillingfleet – Escrick 
Road, the Site edge is in the far distance with trees screening it from view. This can be seen 
in photo 2, below, showing View 1. 

Above: Photo 2 – View 1, looking north east from the east corner of Stillingfleet Conservation 
Area (from Stillingfleet – Escrick Road Road). 

Selby District Local Plan – Heritage Impact Assessment 75



Above: Photo 3 – View 2, looking north east at edge of Stillingfleet Conservation Area where 
it meets the footpath running alongside the Beck (Manor Farm visible to the right hand side). 

At the eastern edge of the conservation area where it adjoins the Beck, due to distance and 
the lower lying land (compared to that at the position of the Stillingfleet – Escrick Road), the 
Site cannot be viewed (see View 2, above, taken from the footpath that leads north 
eastwards along the Beck).  

Above: Map analysis of STIL-D relating to Stillingfleet Conservation Area 

Travelling further along the footpath, the Site edge may become apparent when the higher 
level of the roadside (Stillingfleet – Escrick Road) comes into view as seen in photo 8, 
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relating to Beck Farm – see page 15 View 3. However, although this may affect the wider 
rural context of the conservation area, it is not considered that this will affect setting.  

The village can be experienced in the distance when travelling westwards along the 
Stillingfleet – Escrick Road but due to topography / alignment of the road, this is not 
experienced until the Site area has been passed (see View 4 on map analysis, above, no 
photo provided). A new settlement will be apparent on approach to the village but this is not 
considered to affect setting. 

Recommended mitigation measures / opportunities to enhance significance: 

None required unless the north-west corner / western edge of the Site will be apparent when 
experiencing the conservation area in its rural setting/context (though this is considered to 
be unlikely, as set out above). In any case, provision of a settlement edge here should be 
carried out in a manner that integrates well with the surrounding countryside (in terms of 
matters such as landscaping, density and building design); this should in itself help to 
minimise any visual impacts. This in indicated by identifying the settlement edges as areas 
of higher sensitivity. 

3.2. Escrick Conservation Area 

3.1.2. Escrick Conservation Area - Identification of significance 

The draft Escrick Conservation Area Appraisal* (appraisal) provides an analysis of the 
character and appearance of the conservation area, setting out those elements that 
contribute to its special architectural and historic interest. 

It is the elements of special interest that form the significance of a conservation area. In the 
case of Escrick, those elements include, but are not limited to:  

- Its status as an estate village (Escrick Park Estate) of the 19th and 20th century.
- The way in which the estate forms the majority of the conservation area, with several

designated heritage assets and non-designated assets such as the parkland.
- The presence of historic, communal facilities as part of the estate village, such as the

village hall and almshouses.
- The survival of the historic core of the village, despite later infilling and surrounding

housing estates.
- The presence of earlier buildings but the majority reflecting estate architecture of 19th

and 20th century (see photo 4, below). Evidence of Garden City Movement ideals in
the form, style and detail of many buildings. Materials are local brown-red brick and
pan tiles, Welsh slate or plain clay tiles, with detailing includes timber barge boards to
the gables, fish scale hanging tiles, ornate chimney stacks and mock timber framing
to gables.

- The position of buildings along the main street, to a linear grain, set back in individual
plots behind large front gardens.

- Property boundaries formed by brick walls and hedges.
- The presence of mature trees within the streetscape.
- The group of buildings including the Church of St Helen’s (grade II* listed) and the

Parsonage Hotel (grade II listed), located in the north-west part of the conservation
area.

- Important open spaces within the streetscene, such as the grounds of the
almshouses and village green.
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- Significant mature woodland forming the setting of conservation area both within and
outside the conservation area.

- The way in which elements of the conservation area are experienced, including views
available within.

- The relationship of the conservation area with its rural setting, particularly on the
southern side which is formed by the grounds of the Escrick Park.

Above: Photo 4, looking south along Main Street showing earlier 20th century properties 
typical of the Escrick Conservation Area (image taken from the draft appraisal). 

In the overall hierarchy of significance value, the conservation area can be attributed 
MEDIUM significance value. 

In terms of important open space, the whole of the historic Escrick Park makes a strong 
contribution to the Escrick Conservation Area (it being identified as such within the draft 
appraisal). This forms the majority of the land at the south of the conservation area, up to the 
A19 and forming its south boundary (though also extends beyond the boundary, to the 
south). It provides open views of the Escrick Park house (grade II* listed) and designed 
landscape and forms the setting of the designated heritage assets. The house and 
surrounding grounds have been in use as Queen Margaret’s School for some time. This 
restricts access but in the wider estate, some facilities are open to the public, in addition to 
the provision of events from time to time. 

The Site is located to the immediate south west of the conservation area (which comprises 
the historic parkland), at its south western corner, separated by the A19. The land within the 
Site, which is believed to be in the ownership of Escrick Park Estate, forms the adjoining 
agricultural land, as opposed to historic parkland (which is located to the east of the A19). 
However, aspects of the wider estate features may have extended to this area (such as 
Mount Pond, see section 4.3.1. and 4.3.2.). 
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At the point where the conservation area and Site meet (at the junction between the A19 and 
the Stillingfleet – Escrick Road) is located a formal entrance to the estate marked by the 
presence of Stillingfleet Lodge (historic name, now currently known as Rutland House).  

A ‘contextual view’ is identified in the draft appraisal, looking into Escrick Park from the 
entrance at Stillingfleet Lodge. This is shown as View 7 within this report (see photo 6 
below). Stillingfleet Lodge can also be considered as a non-designated heritage asset. It is 
built of buff brick with stone dressings (such as kneeler stones to gables, stone mullions with 
arched heads to windows and bay windows). With steeply pitched roofs and substantial 
quadruple chimneys. Subject to extension and alteration in 20th / 21st century. Present on 
mid-19th century OS maps. Lodge at one of the formal entrances to Escrick Park, whereby 
this OS maps appear to indicate that this would potentially give access to the frontage of the 
house (as opposed to access the rear/north ancillary buildings). Brick boundary wall to road 
with recessed railings at entrance, set on low plinth stone wall. 

The Site forms part of the setting to the conservation area, there being a close visual 
relationship and where the Site forms part of the rural context to the conservation area (and 
historic parkland). This makes a positive contribution to setting and therefore significance. 

3.2.2    Escrick Conservation Area - Identification of impact on significance 

Summary of scale of impact: Potential for moderate-high impact to setting, leading to 
overall MODERATE scale of impact to significance. Potential to reduce level of impact using 
mitigation measures. 

Reasons for conclusion – 

Above: Map analysis of STIL-D in relation to Escrick Conservation Area and heritage assets 
associated with Escrick Park. 
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Development of the Site has the potential to fundamentally change the character of the land 
and therefore affect the way in which the south / south west area of the conservation area is 
experienced (which except for the busy A19 road, is surrounded by land of rural character). 
Similar impacts are identified for the extended parkland to the south of the conservation 
area, which is classed as a non-designated heritage asset (see section 4.3.1. and 4.3.2.). 

The historic parkland, that forms the affected part of the conservation area, is seen in 
context with the Site when travelling on the A19, to the south of the conservation area 
boundary, though roadside trees provide some screening (this is identified as view 5 on the 
map analysis). The overall appearance is a rural one, with the land on either side 
characterised by fields, trees/woodland blocks and hedgerows. When trees are not in leaf, 
this may give rise to glimpse views of buildings to the south of the conservation area 
boundary – a range of buildings shown here were built between the mid-19th century and 
1908 – one named as ‘Keeper’s House on the 1908 map – see section 4.3.1. and 4.3.2.). 

The part of Escrick Park Estate that falls within the conservation area is well screened from 
the A19 due to the presence of roadside trees. View 6 below, demonstrates this.  

Above: Photo 5 – View 6 looking south along A19 at layby, west edge of Escrick 
Conservation Area present on left of image. 

However, as identified by the contextual view in the appraisal, the estate can be experienced 
at the formal entrance (by Stillingfleet Lodge). See photo 6 – view 7, below. The view would 
not be affected by development of the Site in this location (as it looks away from the Site); 
however, the experience on approach would be changed as some of the rural setting may 
change to built form, potentially of suburban form.   

Further, indicative plans shown in the applicants website* show a new roundabout in this 
location. Even if this could be built in a manner that conserves the current boundary walls 
and railings, the further highways intervention of a roundabout will add additional harmful 
impacts to this traditional entrance to the estate. 
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Above: Photo 6 – View 7, contextual view identified in draft Escrick Conservation Area 
appraisal, looking into Escrick Park from access off A19 by Stillingfleet Lodge. 

Above: Photo 7 – View 8, looking south west into the north east corner of the Site, from the 
entrance to Escrick Park at Stillingfleet Lodge. 

On exit from Escrick Park at the Stillingfleet Lodge access, and generally as viewed from the 
A19, the Site edge immediately adjoins the road. There is therefore a close relationship 
between this north east corner of the Site and the Park (see View 8, above). The introduction 
of built form in this location would affect the rural character of the setting, suburban forms 
resulting in particular harm due to the fundamental change in appearance of the land. 
Although trees are present on the Site edge and provide some screening, built form would 
be visible through trees (and more so when trees are not in leaf). The presence of rear 
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gardens of dwelling enclosed by standard close board fencing would, for example, be 
harmful in this location. Many of these trees are subject to tree preservation orders.  

Views from within the park (not inspected) looking towards the Site, are expected to be 
screened by trees. 

Recommended mitigation measures / opportunities to enhance significance: 

The provision of a planned, new settlement by Escrick Park Estate has links to way in which 
the 19th century / early 20th century parts of Escrick were developed (perhaps inspired by the 
Garden City Movement, or at least evidencing planning of a settlement/building types for the 
benefit of its residents). However, this does not remove the need to consider the impact on 
the setting of the conservation area; as potential harmful impacts are identified, the following 
mitigation is recommended: 

- Avoidance of intrusive highways interventions at the entrance to Escrick Park estate
by Stillingfleet Lodge.

- Avoidance of development on the north east corner of the site so that separation
between the conservation area and estate can be achieved and so that the rural
character of the land is maintained. This area identified as an area of higher
sensitivity on the map analysis, see page 8.

- If development were to be provided in this area, high density, suburban forms of built
form should be avoided, a generous set-back be provided, allowing for retention of
trees, hedgerows and grass verges to the roadsides.

- Generally, this and other settlement edges should be designed so that they integrate
well with the surrounding context (this in indicated by identifying the settlement edges
as areas of higher sensitivity).

- Through the site, connective walking/cycling routes to Escrick Park (subject to
access) would be desirable in order provide a link to the historic part of the Estate
and parkland, in the interests of place-making. In addition, provision of interpretation /
education could be provided to aid understanding. Provision of access to the Trans
Pennine Trail should be provided.

- Retention of woodland blocks (Heron Wood being classed as Ancient Woodland and
which is therefore identified as an area of higher sensitivity), trees and hedgerows.
Appropriate space to be given to trees in the interests of amenity and so that future
pressure for tree removal is avoided. Retention of hedgerows in a manner that avoids
their future loss (such as if forming boundaries to private gardens).

- Building design should be locally distinctive in terms of elements such as scale,
massing, form and detailing and consideration could be made of provision of
contemporary forms of architecture in achieving this.

4. Non-designated heritage assets

4.1. Hill Farm and Escrick Grange Farm 

These two, historic farmsteads are grouped together due to potential, similar impacts. They 
are both located within the Site (to the south of its northern boundary, accessed off the 
Stillingfleet – Escrick Road). 

4.1.1. Hill Farm and Escrick Grange Farm - Identification of significance 

Escrick Grange Farm – Located to the south of the northern boundary of the eastern half of 
the Site. Present on mid-19th century OS maps and buildings present to a similar footprint.  
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Hill Farm – Named as such as it sits close to the high point of Stillingfleet Hill. Located to the 
south of the northern boundary of the western half of the Site, down a short access track. 
Present on mid-19th century OS maps and buildings present to same footprint. A bridleway 
leads from the south of the farm, southwards, through the Site. 

Both farmsteads have not been inspected, therefore it has not been possible to ascertain the 
extent of survival / alteration but there is potential for the farmsteads, or part of them, to be 
considered to be non-designated heritage assets. Significance would in this case likely 
derive from the historic / architectural form of the farmhouses and range of farm buildings, 
the extent of survival of the buildings, the way in which they evidence past agricultural 
practices and their setting within a rural context. 

Further investigation is required to ascertain the heritage status of the farmsteads but there 
is potential to be classed as having LESSER significance value in the overall hierarchy of the 
significance.  

The farmsteads are located within the Site and it forms their surrounding fields. This 
provides an agricultural context to the farmsteads which makes a positive contribution to 
their setting.  

4.1.2. Hill Farm and Escrick Grange Farm - Identification of impact on significance 

Summary of scale of impact: Potential for high impact to setting, leading to overall 
MODERATE scale of impact to significance. Potential to reduce level of impact using 
mitigation measures. 

Reason for conclusions – 

The indicative masterplan (available online) shows that the buildings of the farmsteads 
would be retained within the new settlement. Otherwise, demolition of historic buildings 
would result in the most severe level of harm as they would be permanently lost (and scale 
of impact could be major). 

Above: Map analysis of STIL-D in relation to non-designated heritage assets (farmsteads) 

Loss of the surrounding fields would remove the agricultural context of the farmsteads (likely 
at that point to have become former farmsteads), thereby harming the positive contribution 
the land makes to setting. This would be particularly harmful where the farmsteads are 
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completely surrounded by built form so that the experience of the farmsteads in context with 
the rural context is lost. 

Recommended mitigation measures / opportunities to enhance significance: 

- If farmsteads become redundant and conversion is proposed to an alternative use
(such as residential), then proposals should be designed in such a way as to
conserve the agricultural character of historic buildings and the farm site (for
example, by retention of historic features and avoidance of domestic forms of
extensions, openings and features such as chimneys).

- Provision of space about the farmstead so that farmland/fields are retained around
them and so that a connection with the wider countryside context is maintained (so
that the farmstead is not entirely subsumed by development). Provision of low
density built form and avoidance of suburban form in their setting. This is shown by
identifying approximate areas of higher sensitivity in the map analysis (page 12).

- Consideration of provision of views within the Site layout towards the heritage assets
so that the former agricultural character of the land has some legibility / to enrich a
sense of place.

The desirability of providing the above mitigation will be dependent on identification of the 
level of significance of each farmstead. 

4.2. Beck Farm, Stillingfleet Grange and Mount Farm 

4.2.1. Beck Farm, Stillingfleet Grange and Mount Farm - Identification of significance 

These historic farmsteads are located outside, but close to the Site boundaries. These are 
grouped together due to similar identified significance and potential impacts.  

Beck Farm - Located to the north at the north-western corner of the Site (north of the 
Stillingfleet – Escrick Road). Former farmstead, now converted to residential use. Present on 
mid-19th century OS maps and buildings present to a similar footprint with alterations to the 
layout of the range of farm buildings since then. Farmhouse located to east with barn and 
additional ranges of farm/outbuildings arranged in a long, U-shaped layout. Built of local 
brick with pan tile roofs.  

Stillingfleet Grange – Located to the west of the western boundary of the Site, south of the 
Stillingfleet – Escrick Road. Former farmstead, now converted to residential use. Farmhouse 
located to east with barn and additional ranges of farm/outbuildings arranged in a U-shaped 
layout. Built of local brick with pan tile roofs.  

Mount Farm – Located to the south of the southern Site boundary, to the west of the Trans 
Pennine Trail. Present on mid-19th century OS maps and buildings present to a similar 
footprint. Not inspected so unable establish significance. Located to the west of The Mount 
and Mount Pond (see section 4.3.1. and 4.3.2.). 

Beck Farm and Stillingfleet Grange, have not been inspected but assessment of historic OS 
maps and distant views indicate that they are likely to be of sufficient heritage interest to be 
classed as non-designated heritage assets. Mount Farm has not been inspected but there is 
potential for the farmstead, or part of to be considered to be non-designated heritage assets. 
For all, the extent of survival / alteration has not been ascertained (which will have bearing 
on level of significance).  
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However, significance would in this case likely derive from the historic / architectural form of 
the farmhouse and range of farm buildings, the extent of survival of the buildings, the way in 
which they evidence past agricultural practices and their setting within a rural context. 

Further investigation is required to ascertain the heritage status of the farmsteads but there 
is potential to be classed as having LESSER significance value in the overall hierarchy of the 
significance.  

The Site forms part of the setting of the historic farmsteads, being part of the rural 
surroundings in which they can be experienced. This provides an agricultural context to the 
farmsteads, aiding legibility of the former agricultural use (in the case of Beck Farm and 
Stillingfleet Grange) which makes a positive contribution to their setting.  

4.2.2.    Beck Farm, Stillingfleet Grange and Mount Farm - Identification of impact on 
significance  

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MINOR scale of impact to significance. Potential to reduce level of impact using mitigation 
measures. 

Reason for conclusions – 

Whilst the immediate surrounding land is not wholly affected by the proposed new 
settlement, there is potential for the introduction of built form to introduce harmful impacts to 
the rural setting of the farmsteads / former farmsteads. This would be particularly so where 
the building line on the relevant edges of the Site is suburban in character, or is of high 
density and set close to the boundary.  

For Beck Farm, the experience of the farmstead would be changed to a small extent when 
travelling along the road but also where new development may be seen on higher land from 
the footpath that leads from Stillingfleet along the Beck (both seen in context of the 
farmstead and probably from within it), see View 3, below.  

For Stillingfleet Grange, the experience of the farmstead would be highly changed to a large 
extent when travelling along the road as the Site provides the closely related rural backdrop 
in which the farmstead is viewed on its eastern side. Views of the Site from within the 
farmstead would be available and have the same impacts. 

For Mount Farm, the Site edge would be located just to its north and would extend 
westwards and eastwards. There will be some screening by trees (both from the woodland 
block and trees lining the Trans Pennine Trail), however, there is potential for harmful 
impacts from the introduction of development if it changes the rural setting of the farmstead. 
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Above: Photo 8 – View 3, Beck Farm as viewed from public footpath that runs from 
Stillingfleet along the Beck (looking north east). Rising land up to the Stillingfleet-Escrick 

Road visible to right. 

Recommended mitigation measures / opportunities to enhance significance: 

- Factors such as building line, positions, scale/massing/heights and provision of
landscaping should be taken into account in designing the edges that form the setting
of the farmsteads, so that development integrates well into their landscape context
and which will therefore have mutual benefits for the heritage assets.

4.3. Escrick Park 

4.3.1. Escrick Park - Identification of significance 

Escrick Park forms part of the designated conservation area but the extended park land is 
located beyond its southern boundary. The approximate area, as indicated on mid-19th 
century OS maps, is shown on map analysis, page 8. 

The OS map shows features such as: 

- A deer park, with Temple Walk leading south towards the grade II listed Garden
Temple (mid-late 18th century).

- ‘Sheep walks’ to the south of the deer park.
- Two lodge buildings (Denisons Lodge and Cattleys Lodge).
- A range of buildings in the layout of a farmstead where a ‘menagerie’ is shown (taken

to mean a place to keep a collection of animals).
- A second duck decoy pond (the first, to the north, being located within the

conservation area).
- Substantial woodland areas to the south.
- Keeper’s House and associated buildings (not inspected), to the south east of

Stillingfleet Lodge (but added later between the mid-19th century and 1908).

Outside the parkland area are located: 

Riccall Road Cottages - Pair of dwellings to west of A19, located to the south west of the 
Lodge building and built in similar brick but in a more modest style (red brick window 
surrounds with probable stone cills/heads, twin gables to front and likely earlier 20th century 
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window replacements. These have significance as outlying Estate cottages, located with a 
land that is rural in character. 

The Mount / Mount Pond - Located just outside the south boundary of the Site. Mount Pond 
is a long, L-shaped pond. Mid-19th century OS maps show an earthwork at the west end of 
the pond, named as ‘The Mount.’ The Yorkshire Gardens Trust information* on the history of 
Escrick Park suggest that this may have been one of several fish ponds created in the mid-
18th century for the Estate. Satellite imagery shows the pond still present, surrounded by 
trees. If the origins are correct, then the feature will have significance as being part of the 
extended Estate and as an example of an historic fishing pond (potentially relating to 
pleasure pursuits and/or for food provision). 

Garden Temple (grade II listed), Denisons Lodge and Cattleys Lodge and the menagerie 
buildings are located within the extended parkland but their setting is highly unlikely to be 
affected by the new settlement because of the presence of several woodland blocks on the 
western edge of the parkland. 

Stillingfleet Lodge is also a non-designated heritage asset but as it forms part of the 
conservation area, it is discussed within sections 3.2.1 and 3.2.2.  

The parkland and assets within have significance as an historic, designed parkland, 
developed over time from the 1780s to the 1820s, associated with Escrick Park House. This 
evidences the way in which landowners shaped the countryside associated with their county 
houses. The various elements and buildings demonstrate a good range of features typical of 
a country estate. The assets have not been inspected but satellite imagery shows that 
elements of the parkland, such as the deer park, has over time changed to agricultural fields. 
Some woodland areas remain but there have been changes, partly associated with the 
change to agricultural fields. Heritage assets appear to be present, but the extent of survival 
to their historic form is not known (not inspected). The A19 is a detracting factor to setting 
due to the extent of traffic on this busy route. 

The Site forms a small part of the setting to the historic parkland, the land being located on 
the west side of the A19, where in parts (generally to the southern extent of the Site there 
are views towards the western fringes of the parkland area to the east of the A19, viewed in 
context with the Site – see view 5 on the map analysis, page 8). However, the presence of 
many trees at the roadside (eastern side), together with woodland blocks, screen from view 
the parkland (though this may change when trees are not in leaf). This differs from the 
eastern side of the parkland, where views into it can be experienced from Skipwith Road, 
including views of the Garden Temple. In general, the Site forms part of the rural context of 
the parkland and can be said to play a positive role as part of its landscape setting. It 
therefore forms a small part of the significance of the parkland. It is unlikely that views of the 
Site would be available from within the extended parkland (but this has not been inspected). 

Glimpse views of Keepers House and associated buildings are available from the A19 to the 
south of the site. 

Riccall Road Cottages are located within the Site therefore it forms their immediate setting. 

Selby District Local Plan – Heritage Impact Assessment 87



4.3.2. Escrick Park - Identification of impact on significance 

Summary of scale of impact: Potential for moderate-minor impact to setting, leading to 
overall MINOR scale of impact to significance. Potential to reduce level of impact using 
mitigation measures. 

Reason for conclusions – 

Development of the Site has the potential to fundamentally change the character of the land 
and therefore affect, in part, the way in which the extended parkland is experienced on its 
western side (which except for the busy A19 road, is surrounded by land of rural character, 
the overall appearance being a rural one, with the land on either side characterised by fields, 
trees/woodland blocks and hedgerows). Depending on the location and form of 
development, there is potential for harmful impacts resulting from a suburbanising effect on 
the Site. 

The setting of the Mount and Mount Pond will be similarly affected as there is potential the 
same changes to the land will introduce harmful impacts, with the new settlement edge 
being located close to it, on its northern side. 

Riccall Road Cottages may be particularly affected as there is potential for development to 
surround them, thereby changing the relationship of the estate cottages with the rural setting 
formed by the Site. 

Recommended mitigation measures / opportunities to enhance significance: 

As identified for the conservation area (see section 3.2.2.), mitigation measures can be used 
to assist in minimising impacts, enabling the new settlement to integrate well with the 
surrounding context, particularly on Site edges. 

5. Summary of heritage impact

The provision of a new settlement will result in a fundamental change to the rural setting of 
the heritage assets, both designated and non-designated, due to the change in character of 
land from rural fields to developed land. The level of harm will be dependent on the exact 
form and location of development within the Site area and mitigation measures are 
recommended as a means to minimise harm – in general, this mitigation can be achieved in 
part by careful integration of the settlement edges with the surrounding countryside, retaining 
woodland blocks, trees and hedgerow field boundaries and by conserving the setting of 
historic farmsteads, both within and outside the Site area. A landscape impact assessment 
by others will be critical in informing the layout and landscaping strategy for the new 
settlement. 

Any new settlement must be designed with place-making at its heart and there will be 
opportunities to connect to (perhaps both physically and also in terms of education / 
interpretation) to the historic Escrick Park Estate. 

With regards to the designated heritage assets, the following score can be given: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   
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Author: Emma Gibbens BSc MSc IHBC 

Date: 31st May 2022 

*References:

Draft Escrick Conservation Area Appraisal: Escrick Conservation Area Appraisal v2.pdf 
(selby.gov.uk) 

Heronby (applicant’s) website: Heronby 

Yorkshire Gardens Trust, history of Escrick Park: Escrick Park | Yorkshire Gardens Trust 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Heritage Impact Assessment – TADC-AD Fircroft and former 
Barnado’s Home, Wighill Lane, Tadcaster 

1. Introduction

Purpose of report

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the
assessment of potential sites for allocation within the new Selby District Council Local Plan.
The HIA reviews the impact upon significance of those above ground heritage assets
potentially affected as a result of the development of each site and puts forward
recommendations for mitigation, where required.

Significance is defined within the National Planning and Policy Framework (NPPF) as:

‘The value of a heritage asset to this and future generations because of its heritage interest.
The interest may be archaeological, architectural, artistic or historic. Significance derives not
only from a heritage asset’s physical presence, but also from its setting.’

Heritage assets are grouped into two sections, those that are designated and those that are
non-designated. Those included for assessment are those heritage assets that are
considered to be potentially affected by the provision of development within the site
allocation boundary.

For each asset, significance is identified, including how the site currently contributes to
significance. The significance value of an asset is concluded with reference to the following
hierarchy:

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then assessed 
and the report sets out how harmful impacts can be avoided or minimised with regards to the 
location and form of development. Where the exact form of development is not known, 
consideration is made of the potential form of development that may be put forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  TADC-AD Fircroft and former Barnado’s Home, Wighill Lane,
Tadcaster - The site is located off Wighill Lane in Tadcaster.

Description of proposal: Unknown

Location of site to the north of Tadcaster and the A64 York Road 

Description of context: 

The site is located within the curtilage of Fircroft, which is a Grade II listed building. There 
are also curtilage listed buildings on Wighill Lane which are the lodge buildings, coach house 
and boundary walls to Fircroft. 

3. Designated heritage assets
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3.1 Fircroft 

3.1.1 Fircroft - Identification of significance 

View of Fircroft from the north 

Fircroft is a grade II listed building (list entry: 1240858). The building was constructed as a 
small country house in 1894 in the neo-tudor style. It is constructed of coursed rubble with 
ashlar dressings and slate roof. There are 7 stone chimney stacks and ashlar coped gables 
with kneelers and ball finials. The windows are ashlar cross mullion windows with plain 
sashes, and mullion windows to the attics. The south front has a recessed centre with a 
large 6-light stair window. Beyond to the right a gabled projection with a 2 storey canted bay 
window and in the gable a 3 light window. To the left a 3 storey narrow gabled projection 
with a single storey service wing set back beyond. The listed building description provides an 
assessment of the interior: “Large entrance/staircase hall with glazed entrance screen and 
front door with stained glass. Panelled wainscoting. Segmental arched recess and 2 similar 
entrance arches with pairs of wooden brackets supporting coffered ceilings. 2 flight staircase 
with bulbous turned balusters and square newels, leading to galleried landing with similar 
balustrade supported on wooden 4-centred arches with ornate columns. Large 18-light stair 
window with stained glass. Dining room has panelled dado, embossed frieze and wooden 
panelled ceiling. Buffet alcove with coffered ceiling and built-in buffet columned top, 
matching wooden fire surround with similar columned over-mantle. Drawing room, to left of 
entrance, has yellow and white marble fireplace, to right of entrance, has grey marble 
fireplace and dado rail. Wooden door surrounds and panel doors throughout.” 

The significance of the building lies in its architectural and historic interest, remaining intact 
historic fabric. Its setting comprises of the surrounding land around Fircroft contained within 
the boundary walls and this space is intrinsic to the understanding of significance of the 
property and its development. The rural setting beyond the curtilage boundary wall also has 
a positive impact upon the significance of the designated heritage asset, as it maintains the 
historic relationship between the house and the countryside, as the house was built as a 
country house. 
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View of outbuildings to the south of Fircroft and boundary wall running along Wighill Lane 

In the overall hierarchy of significance value, Fircroft can be attributed MEDIUM significance 
value. 

3.1.2    Fircroft - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MODERATE impact to significance. Potential to reduce level of impact using mitigation 
measures. 

Reason for conclusions: 

Standard forms of development of the site, such as the infilling of green spaces with new 
dwellings to the extent of the site boundary and / or including the demolition of historic 
buildings, will affect the fabric and/or settings of the listed building and the curtilage listed 
buildings in a fundamental manner and will cause substantial harm to the significance of 
these heritage assets. 

Recommended mitigation measures / opportunities to enhance significance: 
Development that constitutes sensitive re-use of the existing buildings (appropriate to their 
listed status), is appropriate to the setting of the listed buildings and avoids demolition of 
historic buildings could be accommodated.  
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4 Non-designated heritage assets 

None 

5 Summary of heritage impact 

Map showing areas of sensitivity of TADC-AD in relation to the setting of Fircroft and its 
curtilage listed structures 

Development and conversion of the existing buildings will have a direct impact upon historic 
fabric. The development of the existing buildings has the potential to cause harm to their 
significance.  

Development within the grounds and in close proximity to the listed building and curtilage 
listed buildings will impact upon the significance of the designated heritage asset through 
development in the setting.   

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Anne Sims BSc, MA, MRTPI 

Date of report: 30/06/2022 
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Heritage Impact Assessment – TADC-H Central Area Car Park, 
Tadcaster 

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then assessed 
and the report sets out how harmful impacts can be avoided or minimised with regards to the 
location and form of development. Where the exact form of development is not known, 
consideration is made of the potential form of development that may be put forward. 

In order to aid the assessment, map analysis is 
provided where considered necessary. This 
includes views and also identifies those part of the 
site area which have sensitivity in terms of 
potential impact on heritage assets (rated as red - 
areas of highest sensitivity / greatest impact, 
amber - areas of medium sensitivity / greatest 
impact and green - areas of lesser sensitivity / 
greatest impact). 

The legend for the map analysis is found to the 
left. A legend for identified individual non-
designated heritage is included with each map 
analysis. 

This report does not cover archaeological heritage 
assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  TADC-H Central Area Car Park, Tadcaster

Description of proposal: Unknown

Description of context: The site is within Tadcaster town centre. The site is the town
centre’s main car park. The site includes a gap site to High Street and the Falcon Inn,
Chapel Street. To the immediate north-east and south-east are period properties, mainly two
or three storeys in height, mostly in commercial use. To the south-west, on the opposite side
of Chapel Street, is residential property and to the north-west is the grade II* listed medieval
building, The Old Vicarage, and open space. The upper part of the tower of Saint Mary’s
Church is visible from parts of the site, above the roof of the grade II* listed medieval
building, The Ark, located immediately to the north of the site.

The site is now mostly devoid of buildings as a result of clearance in the late 1960s. It seems
likely that the layout and alignment of many of the demolished structures, particularly those
to the rear of the properties on High Street, had some fundamental relationship to the
surviving medieval burgage plots. Unclear whether the historic plots near The Old Vicarage
were created from a sub-division of that medieval building’s land or perhaps a truncation of
burgage plots to High Street. The draft Tadcaster Conservation Area Appraisal states, the
medieval burgage plots are difficult to read in the historic townscape and this is one of the
areas for future research.
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View South across site towards High Street 

View south-east across site towards the rear of the properties on High Street 

View north across site north towards The Ark and The Old Vicarage 
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View across site looking north-east towards Chapel Street 

3. Designated heritage assets

3.1. 28 High Street, Tadcaster. 

3.1.1. 28 High Street, Tadcaster - Identification of significance 

Grade II listed building (list entry: 1316706). The listed building description is as follows: 

House. Late C18 with later alterations. Stucco facade, ashlar dressings, Welsh slate roof 
and brick stacks. 2 storeys, 3 first floor windows. Plinth. Quoins. 4 steps to end entrance: 4-
panel door under oblong fanlight in moulded ashlar architrave with keystone. Bar window to 
right with C20 casements. Otherwise sash windows with cills, those to first floor with wedge 
lintels with keystones. Modillion eaves band. End stacks. 

View of 28 High Street (to left) and 24 and 26 High Street (centre of photograph) 
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The significance of the listed building lies in its architectural interest, use of local traditional 
materials, form and fenestration which includes timber sliding sash window and ashlar 
stonework.  

The setting is how it is experienced within the streetscene, along High Street as well as its 
ancillary and private space to the rear, which is now visible from the Site.  

The contribution of the Site to the significance of the listed building is neutral. 

In the overall hierarchy of significance value, 28 High Street can be attributed MEDIUM 
significance value. 

3.1.2. 28 High Street, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots. Use traditional local materials. Development to 
show an understanding of local distinctiveness. 

3.2 24 and 26 High Street, Tadcaster 
3.2.1 24 and 26 High Street, Tadcaster - Identification of significance 

A grade II listed building (list entry no. 1167347). The listed building description is as follows: 

Pair of houses. Early C18 with later alterations. Pinkish-brown brick, with pantile and stone 
slate roof. L-shaped on plan. 2 storeys, 4 bays. End entrance to No 26: C20 door under 
radial fanlight with glazing bars below round arch. Carriage entrance to third bay with 
through passage to rear with exposed beams and rafters. Rear entrance to No 26. 2 bow 
windows, the centres 16-pane sashes between 8-pane sashes in pilastered surround and 
with cornice. 3-course first floor band. First floor: 2 pane sashes in flush wood architraves. 
Roof higher and hipped to right. Ridge, end and rear stacks. 
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The significance of the listed building lies in its architectural interest, use of local building 
materials, its two storey form creating varied roof form and fenestration.  

The setting is how it is experienced within the streetscene, along High Street as well as its 
ancillary and private space to the rear, which is now visible from the Site.  

The contribution of the Site to the significance of the listed building is neutral. 

In the overall hierarchy of significance value can be attributed MEDIUM significance value. 

3.2.2 24 and 26 High Street, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MODERATE impact to significance. Potential to reduce level of impact using mitigation 
measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots. Use traditional local materials. Development to 
show an understanding of local distinctiveness. 

3.3 18 High Street, Tadcaster. 

3.3.1 18 High Street, Tadcaster - Identification of significance 

A grade II listed building (list entry: 1132440). The listed building description is as follows: 

House. Early C13 with C20 additions and alterations. Pinkish-brown brick with pantile roof 
and remains of magnesian limestone plinth. 2 storeys. 2 first floor window. 3 steps to central 
4-panel door under soldier arch. Ground floor: canted outer bays are probably C20 with C18
brick and have 16-pane sashes to centres and 8-pane lights. First floor 12-pane Yorkshire
sashes. Swept roof. End stacks.

The significance of the listed building lies in its historic and architectural interest, an early 
structure within Tadcaster which has been altered for practical use. Its construction from 
local building materials add value to the structure.   
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The setting is how it is experienced within the streetscene, along High Street as well as its 
ancillary and private space to the rear, which is now visible from the Site.  

The contribution of the Site to the significance of the listed building is neutral. 

In the overall hierarchy of significance value, the listed building can be attributed MEDIUM 
significance value. 

18 High Street, Tadcaster located on left side of photograph 

3.3.2 18 High Street, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
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Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots. Use traditional local materials. Development to 
show an understanding of local distinctiveness. 

3.4 16 High Street, Tadcaster. 

3.4.1 16 High Street, Tadcaster - Identification of significance 

A grade II listed building (list entry: 1132439). The listed building description is as follows: 

House now shop. Late C18 - early C19, with C20 ground floor. Pinkishbrown brick with 
ashlar dressings and Welsh slate roof. 2 storeys, 4 bays. Plinth. Stem to off- centre C20 
glazed entrance between glazed bay windows. End entrance, a 6-panel door under round 
arch with keystone. 4-course first floor band not continuous. First floor: 12-pane sashes. 
Second floor: 6-pane sashes, all under wedge lintels with fluted keystones and with cills. 
Double dentil eaves cornice. End stacks. 

The significance of the listed building lies in its architectural interest, use of local pinkish 
brown brick with ashlar stone plinth and dressings.  

The setting is how it is experienced within the streetscene, along High Street as well as to 
the rear, which is now visible from the Site.  

The contribution of the Site to the significance of the listed building is neutral. 

In the overall hierarchy of significance value, the enter asset type or name can be attributed 
MEDIUM significance value. 

3.4.2 16 High Street, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
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Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots. Use traditional local materials. Development to 
show an understanding of local distinctiveness. 

3.5 14 High Street, Tadcaster. 

3.5.1 14 High Street, Tadcaster - Identification of significance 

A grade II listed building (list entry: 1316705). The listed building description is as follows: 

House, now shop. Late C18 -early C19. with C20 alterations to ground floor. Pinkish-orange 
brick with ashlar dressings and pantile roof. 2 storeys, 3 bays. C20 shop front: plinth. Steps 
to off-centre half-glazed entrance between bow windows. End entrance, a 6-panel door. First 
floor: 2-pane sashes. Second floor: 6-pane sashes. All under flat gauged brick arches and 
with cills. Cogged eaves. End stacks. 

The significance of the listed building lies in its architectural interest, use of pinkish orange 
brick and pantile roof. Retention of sash windows and flat gauged brick arches and cogged 
eaves.   

The setting is how it is experienced within the streetscene, along High Street as well as its 
ancillary and private space to the rear, which is now visible from the Site.  

The contribution of the Site to the significance of the listed building is neutral. 

In the overall hierarchy of significance value, the listed building can be attributed MEDIUM 
significance value. 

3.5.2 14 High Street, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
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Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots. Use traditional local materials. Development to 
show an understanding of local distinctiveness. 

3.6 10 High Street, Tadcaster. 

3.6.1 10 High Street, Tadcaster - Identification of significance 

Above left no.10 High Street, Tadcaster with gap site to right 

A grade II listed building (list entry: 1132438). The listed building description is as follows: 

House. Late Cl8 - early C19 with C20 alterations. Pinkish-orange brick with magnesian 
limestone dressings and Welsh slate roof. 3 storeys, 2 first floor window. Plinth. Quoins. 
Ground floor is C20. End entrance: steps to half-glazed door under oblong fanlight with 
glazing bars in pilastered doorcase with hood. Canted bay rises through ground and first 
floors with modillion hood. 2-pane sashes throughout, cills to ground floor, cill band to first 
floor. Wedge lintel with keystone to first floor sash, segmental heads to second floor. Double 
dentil cornice. End stacks. 

The significance of the listed building lies in its architectural interest, use of local traditional 
materials including pinkish orange brick and magnesian limestone dressings. Its architectural 
form and fenestration contributes positively to its significance.  

The setting is how it is experienced within the streetscene, along High Street as well as the 
space to the rear and to the side. The empty plot to the right (east) of the listed building 
contains a bus stop, signage, lamp post, bin, bench and timber fencing which does not 
contribute positively to the setting of the listed building. 

The contribution of the Site to the significance of the listed building is neutral. 
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In the overall hierarchy of significance value, the listed building can be attributed MEDIUM 
significance value. 

3.6.2 10 High Street, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots. Use traditional local materials. Building forms 
and scale to reflect the surrounding historic buildings. Development to show an 
understanding of local distinctiveness. 

3.7 The Ark, Kirkgate, Tadcaster. 

3.7.1 The Ark, Kirkgate, Tadcaster - Identification of significance 

A grade II* listed building (list entry: 1167475). The listed building description is as follows: 

House now museum. C15 with later additions and alterations and 1960 rebuilding using C15 
timbers and with C20 outshut to left of no particular interest. Timber-framed with 
whitewashed nogging underbuilt with magnesian limestone and narrow orange brick, with 
pantile roof. Hall and crosswing plan. 2 storey, 2 bay hall and single bay, gable ended wing. 
Angle buttress to left side of wing. Entrance a C20 6-panel door to centre of wing between 
bow windows. First floor projects slightly on corbels. Oriel window with wooden mullions. 
Brackets with carved male and female figures support gable. To wing C20 fixed light full-
height window. Further first floor C20 window. Swept roof. 
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The Ark, Kirkgate, Tadcaster with development site to the rear 

The significance of The Ark comprises of the historic and architectural interest with evidential 
and communal value. It is a local example of a 15th century timber framed structure which 
contains elements from different centuries due to incremental evolution. Its retention of 
historic fabric and historic plan form contributes substantially to its significance. 

The setting of The Ark is how it is viewed along Kirkgate. The site to the rear forms part of 
the setting of The Ark due to being viewed in the same context and intervisibility. 

The contribution of this site to the significance of The Ark is neutral. 

In the overall hierarchy of significance value, The Ark can be attributed HIGH significance 
value. 

3.7.2 The Ark, Kirkgate, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots. Use traditional local materials. Building forms 
and scale to reflect the surrounding historic buildings. Development to show an 
understanding of local distinctiveness. 

3.8 The Old Vicarage, Chapel Street, Tadcaster. 

3.8.1 The Old Vicarage, Chapel Street, Tadcaster - Identification of significance 

A grade II* listed building (list entry: 1132450). The listed building description is as follows: 

Marked on O.S.map as British Legion Club. Priests house or vicarage, now disused. Late 
C13 rebuilt c1500, with C18, C19 and C20 alterations and additions. Coursed limestone with 
ashlar dressings and breeze block and brick infill. Slate roof with a single raised coped gable 
and a single stone stack. Quoins. Two storey. 

North-east front has an off-centre blocked chamfered doorway with to the left a single 
blocked window. To the right a further blocked doorway and window and beyond the blocked 
scar of a C19 addition. Above a small off-centre window, with two blocked windows to the 
left, and above a chamfered eaves band. To the right three blocked windows. North west 
front has a projecting external stack, and a restored round headed chamfered doorway with 
hood mould, and a blocked window above, plus set back to the right a single C19 chamfered 
cross mullion window to each floor. Southwest front has a projecting gabled wing to the left. 
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The side wall has a tall chamfered window opening. To the right a pair of blocked doorways. 
And above three irregularly spaced chamfered window openings all blocked. South-east 
gable wall has a blocked doorway and upper doorway plus a brick gable. 

Interior has three exposed stud partition walls on the first floor in the former hall range. The 
roof to this section has two king post trusses with triple curved braces partly infilled. The roof 
also retains some arch braces over the former hall. The cross wing has a single truss with 
arch braces a saddle and king post. 

The significance of the Old Vicarage lies in its communal, historic and aesthetic values and 
architectural interest as a 15th century limestone constructed structure with chamfered 
openings, mullions and hood mould. Its communal values are linked to its use as a British 
Legion Club and vicarage.  

The setting of the structure comprises of the surrounding green land around Chapel Street 
and Kirkgate. The setting includes the development site to the south. The setting allows for 
space around this listed building which positively contributes to its significance. 

The contribution of this site to the significance of The Old Vicarage is positive due to the 
openness. 

In the overall hierarchy of significance value, The Old Vicarage can be attributed MEDIUM 
significance value. 

3.8.2 The Old Vicarage, Chapel Street, Tadcaster - Identification of impact on 
significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance of The Old 
Vicarage which maintains a spacious setting. Conservation-led development in this location 
is essential for a successful development here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots and maintain openness around The Old 
Vicarage. Use traditional local materials which reflect the character of the area. Building 
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forms and scale to reflect the surrounding historic buildings. Development to show an 
understanding of local distinctiveness. 

3.9 1-3 Chapel Street, Tadcaster. 

3.9.1 1-3 Chapel Street, Tadcaster - Identification of significance 

A grade II listed building (list entry: 1132475). The listed building description is as follows: 

Pair of houses. Mid-late C18 with later alterations. Magnesian limestone ashlar with pantile 
roof and brick stacks. 2 storeys, 2 first floor windows. Plinth. Steps to end entrances (alike): 
6-panel doors under radial fanlights with glazing bars in recut surrounds. 2 bow windows
with 12-pane sashes to centres and 4-pane lights. First floor: 18-pane and 4-pane sash, with
cills. Plain band above. Moulded eaves cornice. flipped roof. Centre stacks. Interior not
inspected.

There are links to the Methodist faith which contributes to the communal values of this 
designated heritage asset. The significance of this listed building lies in its historic and 
architectural interest being built from the local Magnesian limestone with ashlar lintels. The 
blocked openings show that this building has evolved from its original construction, these 
changes contribute to the understanding of its significance.   

The setting comprises of the surrounding area, its position on Chapel Street and how it is 
viewed in context with its neighbouring properties. 

The contribution of the development site to the significance of the listed building is neutral. 

In the overall hierarchy of significance value, the listed building can be attributed MEDIUM 
significance value. 

3.9.2 1-3 Chapel Street, Tadcaster - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance of 1-3 Chapel 
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Street. Conservation-led development in this location is essential for a successful 
development here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots and use traditional local materials which reflect 
the character of the area. Building forms and scale to reflect the surrounding historic 
buildings. Development to show an understanding of local distinctiveness. 

3.10 Methodist Church and 32-36 High Street, Tadcaster. 

3.10.1 Methodist Church and 32-36 High Street, Tadcaster - Identification of significance 

A grade II listed building (list entry: 1296931). The listed building description is as follows: 

Church,now church and office.1828 with restorations of 1981.'METHODIST CHURCH /1828 
1981'on plaque.Magnesian limestone ashlar with Welsh slate roof.U-shaped on plan.Centre 
block of two tall storeys and four first floor window,between slightly projecting three-
storey,two-bay wings.Centre plinth.Step to central round-arched entrance:six-panel double 
doors under radial fanlight in plain surround.C20 fixed light windows throughout,under flat 
voussoir arches,those to ground floor with cills and to first floor with continuous cill band.First 
floor ashlar band.Plaque.Wings.Plinth.End entrances:six-panel doors under radial fanlights 
with glazing bars in plain surrounds.Sixteen-pane sashes throughout with cills to ground and 
first floor and cill band to second floor,all under flat voussoir arches.Separate hipped roofs. 

The significance of the Methodist Church comprises of architectural interest and communal 
value as a meeting place for local people. The use of Magnesian limestone, flat voussoir 
arches and sixteen pane sliding sash windows contributes to the significance.  

The setting is the surrounding streets and how it is viewed on both Chapel Street and High 
Street. The listed building is viewed in the same context as the development Site and 
therefore it forms part of the setting of the listed building.  

The contribution of this site to the significance of the Methodist Church is neutral. 

In the overall hierarchy of significance value, the Methodist Church can be attributed 
MEDIUM significance value. 

3.10.2 Methodist Church and 32-36 High Street, Tadcaster - Identification of impact 
on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance of the 
Methodist Church. Conservation-led development in this location is essential for a successful 
development here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots and use traditional local materials which reflect 
the character of the area. Building forms and scale to reflect the surrounding historic 
buildings. Development to show an understanding of local distinctiveness. 

3.11 Tadcaster Conservation Area. 

3.11.1 Tadcaster Conservation Area - Identification of significance 

The significance of the conservation area is found within the variety of buildings found within 
the area, many of which have strong links to the brewing industry which developed from the 
18th century. The brewery buildings create strong visual anchors and landmarks within the 
town. The river also contributes to the significance of the conservation area.  

The site is located within the conservation area boundary and has a negative impact upon 
the significance of the asset due to the large area of hardstanding within a compact town 
centre. 

In the overall hierarchy of significance value, the enter asset type or name can be attributed 
MEDIUM significance value. 

3.11.2 Tadcaster Conservation Area - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the character and appearance of the 
Tadcaster Conservation Area. Potential to cause MODERATE impact to significance. 
Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the Site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance of the 
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Tadcaster Conservation Area. Conservation-led development in this location is essential for 
a successful development here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to historic burgage plots and use traditional local materials which reflect 
the character of the area. Building forms and scale to reflect the surrounding historic 
buildings. Development to show an understanding of local distinctiveness. 

Above: Map showing areas of sensitivity of TADC-H. 

4 Non-designated heritage assets 

Several non-listed buildings are located nearby that form part of the Tadcaster 
Conservation Area, but would be classifiable as non-designated heritage assets. 

4.1 Summary of impact on non-designated heritage assets 

The setting of the buildings would be affected by development of the site. 

5 Summary of heritage impact 

The draft Conservation Area Appraisal states that a carefully designed, conservation-led 
development in this location will do much to enhance the character and appearance of the 
conservation area. Nonetheless, there remains some causes for concern with regard to the 
site’s redevelopment. There is need for further research into the medieval burgage plots in 
order to understand the archaeology and to inform the appropriateness and form of any 
development.  

Selby District Local Plan – Heritage Impact Assessment 112



If any development of the site is to be conservation-led, as the draft CAA advocates, an 
appropriate form and scale of development that respects, reflects and responds to these 
historic boundaries may be at odds with modern residential needs and standards. 

As the development of the site may lead to a loss of car parking provision from this location, 
ancillary assessment may be required as to the potential impacts of alternative car parking 
elsewhere in the conservation area. 

The gap site on High Street requires an in-fill development of an appropriate form and 
quality. 

In conclusion, development has the potential to radically affect the character and 
appearance of this part of the conservation area and the settings of the historic buildings, 
both listed and unlisted, that are adjacent to the site. High quality, locally distinctive design 
has the potential to enhance the historic environment in this location; however, equally, 
provision of standard forms of development that is not sensitive to local character nor 
informed by an understanding of the history of the site would be harmful. 

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Anne Sims BSc, MA, MRTPI 

Date of report: 24/06/2022 
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Heritage Impact Assessment – TADC-I Land at Mill Lane, Tadcaster 

1. Introduction

Purpose of report

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the
assessment of potential sites for allocation within the new Selby District Council Local Plan.
The HIA reviews the impact upon significance of those above ground heritage assets
potentially affected as a result of the development of each site and puts forward
recommendations for mitigation, where required.

Significance is defined within the National Planning and Policy Framework (NPPF) as:

‘The value of a heritage asset to this and future generations because of its heritage interest.
The interest may be archaeological, architectural, artistic or historic. Significance derives not
only from a heritage asset’s physical presence, but also from its setting.’

Heritage assets are grouped into two sections, those that are designated and those that are
non-designated. Those included for assessment are those heritage assets that are
considered to be potentially affected by the provision of development within the site
allocation boundary.

For each asset, significance is identified, including how the site currently contributes to
significance. The significance value of an asset is concluded with reference to the following
hierarchy:

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then assessed 
and the report sets out how harmful impacts can be avoided or minimised with regards to the 
location and form of development. Where the exact form of development is not known, 
consideration is made of the potential form of development that may be put forward. 

In order to aid the assessment, map analysis is 
provided where considered necessary. This 
includes views and also identifies those part of the 
site area which have sensitivity in terms of 
potential impact on heritage assets (rated as red - 
areas of highest sensitivity / greatest impact, 
amber - areas of medium sensitivity / greatest 
impact and green - areas of lesser sensitivity / 
greatest impact). 

The legend for the map analysis is found to the 
left. A legend for identified individual non-
designated heritage is included with each map 
analysis. 

This report does not cover archaeological heritage 
assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  TADC-I Land at Mill Lane, Tadcaster: located to the northern side of
Tadcaster and on the northern bank of the River Wharfe.

Description of proposal: Mixed use development

Description of context: The site is on the north-east side of Tadcaster. It was formerly used
partly as rail access to the historic corn mill, with some early nineteenth-century terraced
housing down Rosemary Row. It is now mostly open land that wraps itself around the house
and garden to the former mill, though it does include a relatively modern and indifferent
industrial structure adjacent to the house. To the site’s north-west and west is housing,
mostly modern in date, to its south-east is in commercial use and to the south-west is the
river, with the historic town beyond that.
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View across site from the east, looking towards the River Wharfe, St. Marys Church 
and Tadcaster town centre 

3. Designated heritage assets

3.1 Tadcaster Conservation Area 

3.1.1 Tadcaster Conservation Area - Identification of significance 

The significance of the conservation area is found within the variety of buildings found within 
the area, many of which have strong links to the brewing industry which developed from the 
18th century. The brewery buildings create strong visual anchors and landmarks within the 
town. The river also contributes to the significance of the conservation area. The character 
and appearance of the conservation area can be derived not just from the buildings in it but 
also from open space inside and outside its boundaries. Open space allows views across 
the conservation area and forms the setting to its historic buildings. 

The site is partially located within the conservation area boundary. 

In the overall hierarchy of significance value, the Tadcaster Conservation Area can be 
attributed MEDIUM significance value. 

3.1.2    Tadcaster Conservation Area - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 
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Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the character and appearance of the 
conservation area, as well as the setting of the designated heritage asset. Potential to cause 
MODERATE impact to significance. Potential to reduce level of impact using mitigation 
measures. 

Reason for conclusions: Development on a site which falls within the Tadcaster 
Conservation Area will be viewed in context with the historic streets and buildings of 
Tadcaster. Development failing to respond to the scale and layout of surrounding buildings 
and traditional building materials, has the potential to cause harm to significance.  

Recommended mitigation measures / opportunities to enhance significance: Take 
account of historic street layouts and historic buildings past and present to ensure that the 
development blends in with the urban grain of Tadcaster. Development to show an 
understanding of local distinctiveness. 

3.2 The Church of St. Mary 

3.2.1 The Church of St. Mary - Identification of significance 

The Church of St. Mary (list entry number: 1167462) is a Grade II* listed building. Part of the 
listed building description is as follows: 

Early C14-early C15, taken down in 1875-77, re-erected and raised 1.25 metres to make 
safe from floods. Magnesian limestone ashlar with Welsh slate roof. 3-stage west tower, 3-
bay aisled nave, south porch, 2-bay aisled chancel. Tower. Diagonal buttresses with off-sets 
surmounted by pinnacles. Round-arched west doorway in moulded surround under hood-
moulds with headstops. South porch. Diagonal buttresses with offsets surmounted by 
pinnacles. Pointed arch on double-chamfered surround under hood-mould. Pointed doorway 
in double-chamfered surround. Nave and aisles. Chamfered plinth. To south aisle and north 
and south nave clerestory, buttresses to each bay with off-sets surmounted by pinnacles. To 
north aisle the buttresses are single storey.  

Its significance lies in its historic, architectural and communal interest. Having origins from 
such an early period, use of locally sourced magnesian limestone and being a focal point for 
the local community makes this structure highly significant. 

Its setting is its environment where it is experienced. This includes Kirkgate and its buildings 
as well as the riverside, where the church and its graveyard are viewed along the southern 
and northern banks. The development site forms part of the wider setting of the Church. 

In the overall hierarchy of significance value of the Church of St Marys can be attributed high 
significance value. 
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3.2.2 The Church of St. Mary - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
Conservation-led development in this location is essential for a successful development 
here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to the local character and building layout.  Use traditional local materials. 
Development to show an understanding of local distinctiveness. 

3.3 Wharfe Bridge 

3.3.1 Wharfe Bridge - Identification of significance 

The Wharfe Bridge (list entry number: 1132471) is a grade II listed building. 

Bridge. Late C17, widened in late C18 on the upstream side. Magnesian limestone ashlar. 7 
bays, each a segmental headed arch. Rounded cutwaters upstream. Solid parapet and 
capping, curved splayed ends with round piers at ends. Spans the River Wharfe. 

Its significance is found in its architectural and functional interest. Use of traditional local 
materials and its continued function to cross the River Wharfe since the late 17th century 
ensure that the structure is of significance.  

Its setting is the surrounding roads and the banks of the river which includes the 
development site. The development site forms part of the wider setting of the bridge. 

In the overall hierarchy of significance value, the Wharfe Bridge can be attributed medium 
significance value. 

3.3.2 Wharfe Bridge - Identification of impact on significance 

The scale of impact is based on these categories: 
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Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset by changing the appearance of it from open land to developed. Potential to cause 
MINOR impact to significance through development within the setting. Potential to reduce 
level of impact using mitigation measures. 

Reason for conclusions: Development on the site should be positioned to ensure that the 
designated heritage asset can be experienced and understood. Appropriately designed 
landscaping will be required close to the bridge. 

Recommended mitigation measures / opportunities to enhance significance: Use 
traditional local materials. Development to show an understanding of local distinctiveness. 

View of disused railway viaduct 

3.4 Disused Railway Viaduct 

3.4.1 Disused Railway Viaduct - Identification of significance 

A grade II listed building, the disused railway viaduct over River Wharfe (list entry number: 
1167141). The listed building description is as follows: 

Railway viaduct. c1846-49. Engineer probably J C Birkinshaw. For York and North Midlands 
Railway Co. Rough faced magnesian limestone with vermiculated millstone grit dressings 
and orange brick soffits. Eleven arches of which seven are land arches to west, and two to 
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east. Two wider segmental arches span the river, rising from cutwaters which are rounded to 
north and flat to south. The outer cutwaters support paired pilasters. Millstone grit voussoirs 
have chisel draughted margins. Band, parapet and coping. Built for a proposed more direct 
line between York and Leeds. Disused until 1883 when a line was laid to serve a mill on the 
east bank of the River Wharfe. 

The significance is found in its architectural and functional interest. Built from traditional 
materials, its use was to carry trains across the River Wharfe. 

The setting is the river and the river banks. The wider setting is the buildings found in the 
area. The application site forms part of the setting of this listed building. 

In the overall hierarchy of significance value, the disused railway viaduct can be attributed 
medium significance value. 

3.4.2 Disused Railway Viaduct - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development on the site will alter the setting of the 
designated heritage asset if built within the setting. Potential to cause MODERATE impact to 
significance through development within the setting. Potential to reduce level of impact using 
mitigation measures. 

Reason for conclusions: Development on the site should be positioned to ensure that the 
designated heritage asset can be experienced and understood. Appropriately designed 
landscaping will be required close to the bridge. 

Recommended mitigation measures / opportunities to enhance significance: Keep an 
undeveloped area close to the asset. Use traditional local materials. Development to show 
an understanding of local distinctiveness. 
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Above: Map showing areas of sensitivity of TADC-I 

4 Non-designated heritage assets 

The house and garden formerly associated with the mill. Several non-listed buildings are 
located nearby that form part of the Tadcaster Conservation Area, but would be classifiable 
as non-designated heritage assets. 

Summary of impact on non-designated heritage assets: The setting of the buildings 
would be affected by development of the site. 

5 Summary of heritage impact 

The three listed buildings mentioned in the assessment all count the development site as 
part of their setting. 

The character and appearance of the conservation area is derived not just from the buildings 
in it but also from open space inside and outside its boundaries. Open space allows views 
across the conservation area and forms the setting to its historic buildings. The character 
area, ‘Riverside north-east’ runs from the listed Wharfe Bridge to the listed disused railway 
viaduct and also includes part of the site, and is identified as making a strong contribution to 
the conservation area. That area to the north-east of this, entitled ‘Mill Lane’, which 
effectively forms the remainder of the site, is identified as making some contribution to the 
conservation area as it is located outside the conservation area. The CAA specifically 
describes this area as: 
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“This important survival of sloped meadow, to the east of the riverside north-east open 
space, provides a visual buffer between residential development off Wighill Lane and the 
River Wharfe.  

Views of this area from the riverside south-west and motte and bailey open spaces make an 
important positive contribution to the character and appearance of the conservation area.” 

With regards to non-designated heritage assets, the house and garden formerly associated 
with the mill are within the conservation area and make a positive contribution to the 
character and appearance of the conservation area. The house and garden are immediately 
adjacent to the site and development on mixed use buildings is likely to have considerable 
impact on their setting which would affect their significance. 

The draft CAA mapping indicates that important views exist from adjacent to the 
supermarket looking across the southern end of the site toward the river and the townscape 
beyond. 

Given all of the above, it may be concluded that development is likely to have significant 
impact on the conservation area and the setting of the conservation area. The potential 
impact of development on the settings of the listed railway viaduct and the listed road bridge 
also gives cause for concern. 

Significant adverse impact on setting of designated heritage assets or involve loss of 
heritage asset. 

Author: Anne Sims BSc(Hons), MA, MRTPI 

Date of report: 30/06/2022 
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Heritage Impact Assessment – TADC-N Robin Hood Yard, Kirkgate, 
Tadcaster 

1. Introduction

Purpose of report

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the
assessment of potential sites for allocation within the new Selby District Council Local Plan.
The HIA reviews the impact upon significance of those above ground heritage assets
potentially affected as a result of the development of each site and puts forward
recommendations for mitigation, where required.

Significance is defined within the National Planning and Policy Framework (NPPF) as:

‘The value of a heritage asset to this and future generations because of its heritage interest.
The interest may be archaeological, architectural, artistic or historic. Significance derives not
only from a heritage asset’s physical presence, but also from its setting.’

Heritage assets are grouped into two sections, those that are designated and those that are
non-designated. Those included for assessment are those heritage assets that are
considered to be potentially affected by the provision of development within the site
allocation boundary.

For each asset, significance is identified, including how the site currently contributes to
significance. The significance value of an asset is concluded with reference to the following
hierarchy:

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 

Selby District Local Plan – Heritage Impact Assessment 123



The impact of the development upon the significance of the heritage assets is then assessed 
and the report sets out how harmful impacts can be avoided or minimised with regards to the 
location and form of development. Where the exact form of development is not known, 
consideration is made of the potential form of development that may be put forward. 

In order to aid the assessment, map analysis is 
provided where considered necessary. This 
includes views and also identifies those part of the 
site area which have sensitivity in terms of 
potential impact on heritage assets (rated as red - 
areas of highest sensitivity / greatest impact, 
amber - areas of medium sensitivity / greatest 
impact and green - areas of lesser sensitivity / 
greatest impact). 

The legend for the map analysis is found to the 
left. A legend for identified individual non-
designated heritage is included with each map 
analysis. 

This report does not cover archaeological heritage 
assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site

Site name / location:  TADC-N Robin Hood Yard, Kirkgate, Tadcaster: located to the rear of
the buildings on Kirkgate and Bridge Street.

Description of proposal: Parking

Description of context: The site is accessed from Kirkgate and is a cleared site used for
occasional parking by local businesses. There are trees on the site. The current form of the
site is the result of clearance of a residential terraced property and ancillary structures. To
the west, south and east are historic properties which are two or three stories in height and
in commercial use. To the north-west of the site is the churchyard and Church of Saint Mary
and to the north-east of the site is the south-western bank of the river.

The demolition of the two houses formerly occupying the north-east corner of the site has
resulted in a view of the Church of Saint Mary from the riverbank and from Wharfe Bridge.

.
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View of site from the riverbank, looking towards the rear of the buildings on Kirkgate 
and the Church of St. Mary’s is located to the right.  

3. Designated heritage assets

3.1 Tadcaster Conservation Area 

3.1.1 Tadcaster Conservation Area - Identification of significance 

The significance of the conservation area is found within the variety of buildings found within 
the area, many of which have strong links to the brewing industry which developed from the 
18th century. The brewery buildings create strong visual anchors and landmarks within the 
town. The river also contributes to the significance of the conservation area. The character 
and appearance of the conservation area can be derived not just from the buildings in it but 
also from open space inside and outside its boundaries. Open space allows views across 
the conservation area and forms the setting to its historic buildings. 

The site is located within the conservation area boundary and contributes to the character of 
the asset. The current contribution that this site makes to the significance of the designated 
heritage asset is negative as an underused and unmaintained space. 

In the overall hierarchy of significance value, the Tadcaster Conservation Area can be 
attributed MEDIUM significance value. 

3.1.2    Tadcaster Conservation Area - Identification of impact on significance 
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The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the character and appearance of the 
conservation area, as well as the setting of the designated heritage asset. There is potential 
to improve and enhance the character and appearance of this site so that it has a more 
positive impact upon the Tadcaster Conservation Area. Potential to cause MAJOR impact to 
significance. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on a site which falls within the Tadcaster 
Conservation Area and within the centre of the town, will be viewed in context with the 
historic streets and buildings of Tadcaster. The site is visible from a number of locations 
which the conservation area. Development failing to respond to the scale and layout of 
surrounding buildings and traditional building materials, has the potential to cause harm to 
significance. Potential to positively impact by ensuring consistent maintenance of the site 
and creating a more attractive space to use.  

Recommended mitigation measures / opportunities to enhance significance: Use 
traditional materials such as stone setts and stone paving stones to enhance the space. Use 
of a large amount of tarmacadam is likely to have a harmful impact. Ensuring that the 
development blends in with the urban grain of Tadcaster will show an understanding of local 
distinctiveness. 

 

3.2 The Church of St. Mary 
 

3.2.1 The Church of St. Mary - Identification of significance 
 

The Church of St. Mary (list entry number: 1167462) is a Grade II* listed building. Part of the 
listed building description is as follows: 
 
Early C14-early C15, taken down in 1875-77, re-erected and raised 1.25 metres to make 
safe from floods. Magnesian limestone ashlar with Welsh slate roof. 3-stage west tower, 3-
bay aisled nave, south porch, 2-bay aisled chancel. Tower. Diagonal buttresses with off-sets 
surmounted by pinnacles. Round-arched west doorway in moulded surround under hood-
moulds with headstops. South porch. Diagonal buttresses with offsets surmounted by 
pinnacles. Pointed arch on double-chamfered surround under hood-mould. Pointed doorway 
in double-chamfered surround. Nave and aisles. Chamfered plinth. To south aisle and north 
and south nave clerestory, buttresses to each bay with off-sets surmounted by pinnacles. To 
north aisle the buttresses are single storey.  
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It is located to the north of the site. Its significance lies in its historic, architectural and 
communal interest. Having origins from such an early period, use of locally sourced 
magnesian limestone and being a focal point for the local community makes this structure 
highly significant. 

Its setting is its environment where it is experienced. This includes Kirkgate and its buildings 
as well as the riverside, where the church and its graveyard are viewed along the southern 
and northern banks. The development site forms part of the wider setting of the Church. 

In the overall hierarchy of significance value of the Church of St Marys can be attributed high 
significance value. 

3.2.2 The Church of St. Mary - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset. Potential to cause MODERATE impact to significance through development within the 
setting. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the site which fails to respond to the scale and 
layout of surrounding buildings has the potential to cause harm to significance. 
Conservation-led development in this location by using traditional stone, is essential for a 
successful development here. 

Recommended mitigation measures / opportunities to enhance significance: Respect, 
reflect and respond to the local character and building layout.  Use traditional local materials. 
Development to show an understanding of local distinctiveness. 

3.3 32 Kirkgate 

3.3.1 32 Kirkgate - Identification of significance 

32 Kirkgate (list entry number: 1132441) is a grade II listed building. 

Mid C18 with C20 additions. Pinkish-brown brick with ashlar plinth and cills and pantile and 
stone slate roof. 2 storeys, 3 bays. Plinth. Central C20 door under segmental head. To right: 
many-paned C18 bow window with dentil cornice. C20 bow window to left. First floor: 
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casements to end bays, blocked opening to centre, all under segmental arches of gauged 
brick and with cills. Ashlar coping to right. End stack. 

Its significance is found in its architectural and historic interest Use of traditional local 
materials.  

Its setting is Kirkgate and how it is viewed along the street. Rear buildings are viewed from 
the riverside. The development site is visible from the rear and forms part of the setting of 
the property. 

In the overall hierarchy of significance value, 32 Kirkgate can be attributed medium 
significance value. 

3.3.2 32 Kirkgate - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development will alter the setting of the designated heritage 
asset by changing the appearance of it from open land to developed. Potential to cause 
MODERATE impact to significance through development within the setting. Potential to 
reduce level of impact using mitigation measures. 

Reason for conclusions: Development on the site should use traditional stone to improve 
the appearance of the site and improve the setting of the listed building.  

Recommended mitigation measures / opportunities to enhance significance: Use 
traditional local materials. Development to show an understanding of local distinctiveness. 

3.4 11 Wharf Bank Terrace 

3.4.1 11 Wharf Bank Terrace - Identification of significance 

A grade II listed building, 11 Wharf Bank Terrace (list entry number: 1132448). The listed 
building description is as follows: 

Early C19 with late C20 restorations. Pinkish-orange brick in Flemish bond with ashlar 
dressings and Welsh slate roof. 2 storeys, 2 bays. Ashlar plinth and step to end entrance. 
C20 6-panel door under oblong fanlight with glazing bars in C20 pilastered doorcase with 
braclcets supporting hood. Full-height, canted bay to right, the centres are 18-pane sashes 
with 8-pane sashes to sides, otherwise 12-pane sash, all under ashlar wedge lintels, those 
to first floor painted to resemble brick, and with ground and firsL-floor ashlar cill band. 
Double dentilled eaves band. Ashlar kneeler and coping to right. End stack. 
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The significance is found in its architectural and historic interest and its position beside the 
river. Built from traditional materials. 

The setting is the rest of Wharf Bank Terrace and the river and the river banks. The 
application site is located to the rear and is visible from the rear of the listed building. The 
two sites are viewed in context with each other which makes the site form part of the setting 
of the listed building.  

In the overall hierarchy of significance value, 11 Wharf Bank Terrace can be attributed 
medium significance value. 

3.4.2 11 Wharf Bank Terrace - Identification of impact on significance 

The scale of impact is based on these categories: 

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is minimal. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 

Summary of scale of impact: Development on the site will alter the setting of the 
designated heritage asset if built within the setting. Potential to cause MODERATE impact to 
significance through development within the setting. Potential to reduce level of impact using 
mitigation measures. 

Reason for conclusions: Development to use traditional stone such as setts and flags 
which are more in keeping with the historic setting of the listed building. 

Recommended mitigation measures / opportunities to enhance significance: Use 
traditional local materials. Development to show an understanding of local distinctiveness. 
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Above: Map showing areas of sensitivity of TADC-N 

4 Non-designated heritage assets 

Non listed buildings within the Tadcaster conservation area and which bound the site. Some 
of which would be classifiable as non-designated heritage assets. 

Summary of impact on non-designated heritage assets: The setting of the buildings 
would be affected by development of the site. 

5 Summary of heritage impact 

The site is located in the town centre and historically would have had two dwellings on the 
plot. The draft Tadcaster Conservation Area Appraisal states that future proposals will need 
to respect the existing public rights of way through the site, the mature tree, the setting of the 
riverside open space, the views from the bridge and the east bank of the river. 

As set out above, several non-listed buildings are located nearby that form part of the 
Tadcaster Conservation Area, but would be classifiable as non-designated heritage assets. 

Any further clearance around this site will be deemed to be harmful to the significance of the 
designated heritage asset of the Tadcaster Conservation Area. 

Issues with the site include creating a goods access due to the tight access points. 
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A more formal regime of car-parking to Robin Hood Yard, and an increased amount of 
parking, would be inconsistent with the conservation area’s ambient character, given the 
generally enclosed nature of the site and its proximity to the riverside open space. 

Use of traditional materials including stone is an essential requirement. 

Significant adverse impact on setting of designated heritage assets or involve loss of 
heritage asset. 

Author: Anne Sims BSc(Hons), MA, MRTPI 

Date of report: 30/06/2022 
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Heritage Impact Assessment – ULLE-K Land East of Bell Lane, 
Ulleskelf 

1. Introduction

Purpose of report 

This is one of a number of Heritage Impact Assessments (HIAs) commissioned as part of the 
assessment of potential sites for allocation within the new Selby District Council Local Plan. 
The HIA reviews the impact upon significance of those above ground heritage assets 
potentially affected as a result of the development of each site and puts forward 
recommendations for mitigation, where required. 

Significance is defined within the National Planning and Policy Framework (NPPF) as: 

‘The value of a heritage asset to this and future generations because of its heritage interest. 
The interest may be archaeological, architectural, artistic or historic. Significance derives not 
only from a heritage asset’s physical presence, but also from its setting.’ 

Heritage assets are grouped into two sections, those that are designated and those that are 
non-designated. Those included for assessment are those heritage assets that are 
considered to be potentially affected by the provision of development within the site 
allocation boundary. 

For each asset, significance is identified, including how the site currently contributes to 
significance. The significance value of an asset is concluded with reference to the following 
hierarchy: 

HIGH significance value 
Status and definition: Assets which can be demonstrated to have international or national 
significance and/or are of extraordinary or unique archaeological, architectural, artistic or 
historic merit. This includes Scheduled Ancient Monuments and other nationally important 
archaeology (Class I and II), all Listed Buildings at Grade I and II*, Registered Parks and 
Gardens at Grade I and II*, and non-designated structures of clear national importance. 

MEDIUM significance value 
Status and definition: Assets with importance within a national or regional context due to 
special archaeological, architectural, artistic or historic interest. This includes Listed 
Buildings at Grade II, Registered Parks and Gardens at Grade II, Conservation Areas and 
non-designated assets of regional importance. 

LESSER significance value 
Status and definition: Assets of local importance. Non-designated assets with modest 
archaeological, architectural, historic or artistic interest. Includes historic townscapes or 
landscapes of limited historic integrity (including any locally listed assets outside of 
conservation areas). 

NEGLIGIBLE significance value 
Status and definition: Assets of limited local importance with little architectural or historic 
interest. 

UNKNOWN significance value 
Status and definition: The importance of the asset has not been ascertained. 
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The impact of the development upon the significance of the heritage assets is then 
assessed* and the report sets out how harmful impacts can be avoided or minimised with 
regards to the location and form of development. Where the exact form of development is 
not known, consideration is made of the potential form of development that may be put 
forward. 

In order to aid the assessment, map analysis is provided where considered necessary. This 
includes views and also identifies those part of the site area which have sensitivity in terms 
of potential impact on heritage assets (rated as red - areas of highest sensitivity / greatest 
impact, amber - areas of medium sensitivity / greatest impact and green - areas of lesser 
sensitivity / greatest impact). 

This report does not cover archaeological heritage assets. 

The assessment is carried out with reference to the assessment methodology provided in 
Historic England publications, ‘Good Practice Advice in Planning 2: Managing Significance in 
Decision-Taking in the Historic Environment (2015),’ ‘Good Practice Advice in Planning 3: 
The Setting of Heritage Assets (2017)’ and ‘Conservation Principles (2008)’. Also, where 
relevant, with reference to Selby District Council conservation area appraisals.  

2. The site 

Site name / location:  ULLE-K Land East of Bell Lane, Ulleskelf 

Description of proposal: Residential development. Exact form unknown. 

Description of context: The site is an agricultural field on the settlement’s eastern side and 
adjoining its southern edge. This eastern side of the village still largely retains the historic, 
linear grain (with significant development having been added in the 20th century further to the 
west of the settlement on its southern side). The site is defined by Bell Lane to the west and 
Boggart Lane to the south. The field is edged with low hedging to each of these roads, 
except for a small gap at their junction. Further agricultural fields are located to the west 
(associated with a farmstead located off Main Street) and open countryside to the south. 
There is possibly some form of light industrial use on land to the east of the site, though this 
is mostly screened by planting. Beyond the site’s northern boundary are the rear gardens of 
residential properties on Ings Lane (the location of Manor Farm Cottages and some later 20th 
century houses), the most westerly of which are those relating to the listed building.  

 
3. Designated heritage assets  

 
3.1 Manor Farm Cottages, grade II listed 

3.1.1. Manor Farm Cottages - Identification of significance 

Manor Farm Cottages is a grade II listed building (list entry no. 1148391). The building has 
not been inspected but the list entry describes it as dating from the early to mid-18th century 
but with possible earlier origins. Built of local red/brown brick, with plain tile roof and two 
courses of stone slates at the eaves. Gabled to the left hand side with tabling and kneeler 
stones but hipped at the right hand side where it returns to the west elevation (with gable 
terminating the south elevation). Two storeys with a three bay frontage. Windows are 4 over 
4 sashes but with a horizontal emphasis (which possibly indicates that they date from the 
earlier 20th century).  
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Above: Photo 1 showing Manor Farm Cottages to the LH side and the Site visible to its rear 
(taken at the junction between Bell Lane and Ings Road). 

Historic OS maps indicate that there was an associated farmstead immediately to its east 
(U-shaped range of buildings visible) but that this was lost after 1950 (modern dwellings 
present in this location). Originally a house, at the time of listing and also currently the 
building is split into two dwellings. Mid-19th century OS maps show that the house was 
extended to the rear by the 1890s and that outbuildings present to the south were reduced in 
number to just one (and this one having been removed by 1950). Evidence of the previously 
larger curtilage is indicated by a boundary wall that extends beyond the curtilage of the listed 
building to the south and encloses the field for a short length. 

The significance of the listed building derives from its architectural form, materials and 
detailing, its retention of historic fabric, the way in which it has changed over time, the 
retention of a garden, with boundary walls, to its west (historic location) and the way in which 
it can be experienced (its setting) both in context with the linear settlement and also its rural 
context to the south. 

In the overall hierarchy of significance value, the Manor Farm Cottage can be attributed 
MEDIUM significance value. 

 
Above: Photo looking north along Bell Lane, towards Manor Farm Cottages (site visible as 
field to right hand side). 
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The site comprises fields that historic maps indicate was associated with the farmstead 
associated with the listed building. With the loss of the farm buildings, the ability to read the 
relationship between the former farm use has been lost; however, the rural and undeveloped 
nature of the land allow the rear of the buildings to be experienced on approach to the 
settlement which give a sense of the former relationship and generally provides an attractive 
setting to both the listed building and the settlement in this location (allowing the linear grain 
of the settlement to be read). Several viewpoints are available that allow the listed building to 
be viewed in context with the site and wider rural context. 

3.1.2. Manor Farm Cottages - Identification of impact on significance  

Summary of scale of impact: Potential for moderate impact to setting, leading to overall 
MINOR impact to significance. Potential to reduce level of impact using mitigation measures. 

Reason for conclusions –  

In general, full development of the site for housing would be contrary to the historic, linear 
grain of the settlement. 
 
Residential development of the site to a standard form will impact on the setting of the listed 
building by changing the rural setting to a suburban one. The more important elevations of 
the listed building are the north and the west, i.e., those fronting onto Ings Road and Bell 
Lane, respectively. Looking southwards from Ings Road, down the left-hand side of the listed 
building, there are long views over the development site to the landscape beyond. Views 
from the adjacent road junction, past the right-hand side of the listed building to the 
proposed development site are partially screened by current planting on this edge but for the 
most part, the site is highly visible in this view. Introduction of houses fronting Bell Lane will 
very likely obscure from view the rear of the listed building on approach to the village. 
 

 
 

Above: Map analysis showing areas of sensitivity of ULLE-K in relation to the setting of 
Manor Farm Cottages. 
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Recommend mitigation: In order to minimise the harm to the setting of the listed building it 
is recommended that development be substantially set back from both the curtilage of the 
listed building and the Bell Lane frontage; also, by positioning new development on the site 
in such a way as to retain some aspect of the view identified from Ings Road (respecting, as 
far as is possible, the identified areas of sensitivities). The rural character of Bell Lane 
should be maintained (with retention of hedgerow and grass verge). Standard, suburban 
forms of development should be avoided. Buildings should be designed so that they are 
locally distinctive (in terms of aspects such as scale, massing, form, materials, details). 
Provision of development in a form that reflected a historic farmstead may help to integrate 
development here, however, it is unlikely to be able to be applied successfully over the 
whole site area (and would need to be restricted to a single development of approximately 
farmstead scale to the south of the Ings Road houses (in the area of lesser sensitivity). 

4. Summary of heritage impact

The development of the site in its entirety for housing would result in a fundamental change 
of character of the land that forms part of the setting of the listed building, leading to harmful 
impacts. Generally, locating housing on the site would be out of character with the historic, 
linear grain of the settlement that is still evident in this part of the settlement. Mitigation, 
including a reduction of the extent of development, would help to reduce the level of harmful 
impacts. 

With regards to the impact on the designated heritage asset, the following score is attributed 
to the proposed development: 

Development impacts on a designated heritage asset or its setting and mitigation 
measures are necessary.   

Author: Emma Gibbens BSc MSc IHBC 

Date of report: 26th May 2022 

*Definition of scale of impact:

Major - Considerable change affecting the special character of assets including their setting, 
where the significance of those elements is substantially harmed or lost. 

Moderate - Change affecting the special character of assets, where elements which 
contribute to their significance and their setting are harmed. 

Minor - Limited change to elements that contribute to the significance of assets and their 
setting, where harm is of a low level. 

Beneficial - Elements which contribute to the significance of assets, including their setting, 
are enhanced or better revealed. 

No Change - No change to assets or their settings 
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