
























 

 

 

Tracey Crews 

Director of Planning 

Cheltenham Borough Council 

Municipal Offices 

Promenade, Cheltenham 

Glos, GL50 9SA  

                                                                                                 AHC/ND/9686 

 

 

 

                                                                                               7 January 2019 

 

 
Dear Ms Crews, 

 

RE: Outline application for residential development of up to 69 

dwellings including access, layout and scale, with all other matters 

reserved for future consideration (revised scheme following 

refusal of application ref. 17/00710/OUT) on Land Adjacent to 

Oakhurst Rise, Cheltenham, Gloucestershire  

 

I am writing this letter to you as Director of Planning at Cheltenham Borough 

Council on behalf of Phil and Sally Walker, the owners and occupiers of Charlton 

Manor, Ashley Road, Cheltenham, as part of their objection to the above planning 

application currently in front of your Council. I should emphasize that this letter 

deals only with heritage matters, as this is the area of my expertise. My 

qualifications and experience are set out at Annexe 1 to this letter. 

 

As you will be aware from my letter to you of 20 June 2018 concerning refused 

application 17/00710/OUT, the contents of which remain relevant to your 

consideration of this new application, I have of course visited Charlton Manor and 

the surrounding area, which is naturally an essential requirement for anyone 

assessing the impact of the development proposals on the setting of this 

important Grade II listed building. 

 



Development proposals on land Page 2 7 January 2019  
off Oakhurst Rise, Cheltenham 

 

 

 
                   www.assetheritage.co.uk 

 
                  Wolfson College, Linton Road, Oxford, OX2 6UD T: 01865 310563 

 
 

                  Asset Heritage Consulting Ltd: Registration No: 07502061 

This may seem obvious but I say it here because I note that, despite Mr & Mrs 

Walker’s repeated invitation to your officers to visit Charlton Manor (see their 

letter to you of 18 November 2018, with which this letter needs to be read in 

conjunction), your officers have continued to decline this invitation. This in my 

view is most regrettable, as it is only by visiting the property in connection with 

the proposed development scheme adjoining it that your officers will be able fully 

to appreciate the strong heritage concerns the scheme raises.  

 

Indeed, as the NPPF makes abundantly clear, substantial harm can be caused to 

the significance of a designated heritage asset as much by the loss of what is 

important about its setting as by its demolition and, as Mr & Mrs Walker have 

already pointed out to you, it is therefore disturbing to find that the case officer 

dealing with this application appears to believe substantial harm could only be 

caused by the demolition of the heritage asset itself. 

 

Turning now to the new application proposals, the reduction in housing unit 

numbers from 91 to ‘up to 69’ has not resulted in reducing the level of harm 

caused to the setting of Charlton Manor. This is because, despite the claims made 

in the revised Heritage Statement produced by Architectural History & 

Conservation (AH&C) in October 2018 and their brief ‘Responses to Comments of 

Statutory Consultees’ document, the harm to the setting of Charlton Manor 

remains significant and undiminished. 

 

Whatever AH&C (who have never sought to view the application site from either 

the grounds or the interior of Charlton Manor) may say, the visual and historic 

relationship between the house and the application site is both real and 

significant. 

 

The original elevations of the house, which were clearly designed to benefit from 

the extensive rural views over the application site and the countryside beyond are 

not ‘marred by the number of twentieth-century extensions which spoil the 

architectural composition of the building’ (paragraph 3.26 of AH&C’s Heritage 

Statement), while tinkering with the precise layout of the housing plots directly 

adjoining the house does nothing to remedy the severe harm that would be 

caused by the development proposals to what is significant about the setting of 

the house, as fully set out in my letter to you of 20 June 2018. 
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Likewise, as with CgMs Consulting before them, AH&C fall into the trap of 

considering that creating a dense belt of trees and other vegetation along the 

eastern boundary of the plots lying immediately to the west of Charlton Manor 

(this is even denser than it was in the refused application) would help to mitigate 

the harm even they acknowledge would be caused to the setting of the Grade II 

listed building as a direct result of the development proposals. 

 

Should your officers also be minded to think that screening along this boundary 

would limit the degree of harm caused to the setting of Charlton Manor, I would 

therefore like to remind them of the sensible and helpful advice contained at 

paragraph 40 of Historic England’s ‘The Setting of Heritage Assets- Historic 

Environment Good Practice Advice in Planning Note 3, (2nd. edn. Dec. 2017)’ that:  

‘As screening can only mitigate negative impacts, rather than removing impacts 

or providing enhancement, it ought never to be regarded as a substitute for well-

designed developments within the setting of heritage assets. Screening may have 

as intrusive an effect on the setting as the development it seeks to mitigate, so 

where it is necessary, it too merits careful design’ (only the emphasis is mine). 

 

I hope you and your officers find these observations helpful in your determination 

of this application. 

 

Yours sincerely 

 

Dr Nicholas Doggett, FSA, MCIfA, IHBC 

Managing Director 
 
Email: nicholas.doggett@assetheritage.co.uk  
 
 
 
Enc: Annexe 1: Qualifications & Experience 
 
 
 
 
 
 
 
 

mailto:nicholas.doggett@assetheritage.co.uk
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ANNEXE 1 
 
 

QUALIFICATIONS AND EXPERIENCE 

 

 

 

NICHOLAS DAVID BARTHOLOMEW DOGGETT, BA, Ph.D., Cert. Archaeol., FSA, 

MCIfA, IHBC, Managing Director and Head of Asset Heritage Consulting: 

 

 
After reading archaeology and history at the University of Southampton and 

completing a postgraduate qualification at the University of Oxford I worked for 

several years as an archaeologist, both in the United Kingdom and abroad. From 

1984 to 1988 I was employed on the English Heritage Resurvey of listed buildings 

in Shropshire, Oxfordshire and Cornwall. From 1988 to 1989 I was a member of 

the Conservation Team at Bedfordshire County Council before joining South 

Oxfordshire District Council, where I was head of Conservation from 1991 to 

2002, before leaving for CgMs in October 2002, of which I was a Director from 

2004. 

 

I left CgMs in November 2010 to establish Asset Heritage Consulting, a specialist 

heritage consultancy based in Oxford but working across the country. 

 

My doctoral research on 16th-century English architecture was completed in 1997 

and has subsequently been published. I am a member of the Institute of Field 

Archaeologists and the Institute of Historic Building Conservation. 

 

I am the author of two books and several articles and papers on archaeology, 

building conservation and architectural history, including contributions to the 

Oxford Dictionary of National Biography, and have given lectures and taught on 

summer schools on these subjects for Oxford University Department of 

Continuing Education and many other  organizations.  I was formerly committee 

secretary of the Buildings Special Interest Group of the Chartered Institute for 

Archaeologists and am currently a committee member of the Oxfordshire 
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Architectural & Historical Society. I was elected a Fellow of the Society of 

Antiquaries of London in October 2016. 

 

In the private sector my clients have included Bournville Village Trust, Oxford 

colleges, several local planning authorities, the Metropolitan Police, the Home 

Office and major house builders. I have also acted as a consultant for English 

Heritage and Cadw on applications for listing, re-grading, de-listing and 

Certificates of Immunity. I have given evidence relating to the historic built 

environment at numerous public inquiries and hearings and in court, both for 

appellants, third parties and local planning authorities. 

 

I am, of course, familiar with the application site and its surroundings.  
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