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substantial harm, total loss or less than substantial 
harm to its significance.”66  

“Any harm to, or loss of, the significance of a 
designated heritage asset (from its alteration or 
destruction, or from development within its setting), 
should require clear and convincing justification. 
Substantial harm to or loss of: 

a. grade II listed buildings, or grade II registered 
parks or gardens, should be exceptional; 

b. assets of the highest significance, notably 
scheduled monuments, protected wreck sites, 
registered battlefields, grade I and II* listed 
buildings, grade I and II* registered parks and 
gardens, and World Heritage Sites, should be 
wholly exceptional.”67  

Section b) of paragraph 200, which describes assets of the highest 
significance, also includes footnote 68 of the NPPF, which states 
that non-designated heritage assets of archaeological interest 
which are demonstrably of equivalent significance to Scheduled 
Monuments should be considered subject to the policies for 
designated heritage assets.   

In the context of the above, it should be noted that paragraph 201 
reads as follows: 

“Where a proposed development will lead to 
substantial harm to (or total loss of significance of) a 
designated heritage asset, local planning authorities 

 

66 DLUHC, NPPF, para. 199. 
67 DLUHC, NPPF, para. 200. 

should refuse consent, unless it can be demonstrated 
that the substantial harm or total loss is necessary to 
achieve substantial public benefits that outweigh that 
harm or loss, or all of the following apply: 

a. the nature of the heritage asset prevents all 
reasonable uses of the site; and 

b. no viable use of the heritage asset itself can be 
found in the medium term through appropriate 
marketing that will enable its conservation; and 

c. conservation by grant-funding or some form of 
not for profit, charitable or public ownership is 
demonstrably not possible; and 

d. the harm or loss is outweighed by the benefit 
of bringing the site back into use.”68  

Paragraph 202 goes on to state: 

“Where a development proposal will lead to less than 
substantial harm to the significance of a designated 
heritage asset, this harm should be weighed against 
the public benefits of the proposal including, where 
appropriate, securing its optimum viable use.”69  

The NPPF also provides specific guidance in relation to 
development within Conservation Areas, stating at paragraph 206 
that: 

68 DLUHC, NPPF, para. 201. 
69 DLUHC, NPPF, para. 202. 
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“Local planning authorities should look for 
opportunities for new development within 
Conservation Areas and World Heritage Sites, and 
within the setting of heritage assets, to enhance or 
better reveal their significance. Proposals that 
preserve those elements of the setting that make a 
positive contribution to the asset (or which better 
reveal its significance) should be treated 
favourably.”70  

Paragraph 207 goes on to recognise that “not all elements of a 
World Heritage Site or Conservation Area will necessarily contribute 
to its significance” and with regard to the potential harm from a 
proposed development states: 

“Loss of a building (or other element) which makes a 
positive contribution to the significance of the 
Conservation Area or World Heritage Site should be 
treated either as substantial harm under paragraph 
201 or less than substantial harm under paragraph 202, 
as appropriate, taking into account the relative 
significance of the element affected and its 
contribution to the significance of the Conservation 
Area or World Heritage Site as a whole.”71 (our 
emphasis) 

With regards to non-designated heritage assets, paragraph 203 of 
NPPF states that: 

“The effect of an application on the significance of a 
non-designated heritage asset should be taken into 
account in determining the application. In weighing 

 

70 DLUHC, NPPF, para 206. 
71 DLUHC, NPPF, para. 207. 

applications that directly or indirectly affect non-
designated heritage assets, a balanced judgement will 
be required having regard to the scale of any harm or 
loss and the significance of the heritage asset.”72   

Overall, the NPPF confirms that the primary objective of 
development management is to foster the delivery of sustainable 
development, not to hinder or prevent it. Local Planning Authorities 
should approach development management decisions positively, 
looking for solutions rather than problems so that applications can 
be approved wherever it is practical to do so. Additionally, securing 
the optimum viable use of sites and achieving public benefits are 
also key material considerations for application proposals.  

National Planning Practice Guidance 

The then Department for Communities and Local Government (now 
the Department for Levelling Up, Housing and Communities 
(DLUHC)) launched the planning practice guidance web-based 
resource in March 2014, accompanied by a ministerial statement 
which confirmed that a number of previous planning practice 
guidance documents were cancelled.  

This also introduced the national Planning Practice Guidance (PPG) 
which comprised a full and consolidated review of planning practice 
guidance documents to be read alongside the NPPF. 

The PPG has a discrete section on the subject of the Historic 
Environment, which confirms that the consideration of ‘significance’ 
in decision taking is important and states: 

72 DLUHC, NPPF, para. 203. 
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“Heritage assets may be affected by direct physical 
change or by change in their setting. Being able to 
properly assess the nature, extent and importance of 
the significance of a heritage asset, and the 
contribution of its setting, is very important to 
understanding the potential impact and acceptability 
of development proposals.”73  

In terms of assessment of substantial harm, the PPG confirms that 
whether a proposal causes substantial harm will be a judgement for 
the individual decision taker having regard to the individual 
circumstances and the policy set out within the NPPF. It goes on to 
state: 

“In general terms, substantial harm is a high test, so it 
may not arise in many cases. For example, in 
determining whether works to a listed building 
constitute substantial harm, an important 
consideration would be whether the adverse impact 
seriously affects a key element of its special 
architectural or historic interest. It is the degree of 
harm to the asset’s significance rather than the scale 
of the development that is to be assessed. The harm 
may arise from works to the asset or from 
development within its setting. 

While the impact of total destruction is obvious, 
partial destruction is likely to have a considerable 
impact but, depending on the circumstances, it may 
still be less than substantial harm or conceivably not 
harmful at all, for example, when removing later 
inappropriate additions to historic buildings which 

 

73 DLUHC, PPG, paragraph 007, reference ID: 18a-007-20190723. 
74 DLUHC, PPG, paragraph 018, reference ID: 18a-018-20190723. 

harm their significance. Similarly, works that are 
moderate or minor in scale are likely to cause less 
than substantial harm or no harm at all. However, even 
minor works have the potential to cause substantial 
harm.”74 (our emphasis) 

National Design Guide:  

Section C2 relates to valuing heritage, local history and culture and 
states: 

"When determining how a site may be developed, it is 
important to understand the history of how the place 
has evolved. The local sense of place and identity are 
shaped by local history, culture and heritage, and how 
these have influenced the built environment and wider 
landscape."75  

"Sensitive re-use or adaptation adds to the richness 
and variety of a scheme and to its diversity of 
activities and users. It helps to integrate heritage into 
proposals in an environmentally sustainable way."76 

It goes on to state that: 

"Well-designed places and buildings are influenced 
positively by:  

• the history and heritage of the site, its 
surroundings and the wider area, including 
cultural influences;  

75 DLUHC, NDG, para. 46. 
76 DLUHC, NDG, para. 47. 
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• the significance and setting of heritage assets 
and any other specific features that merit 
conserving and enhancing;  

• the local vernacular, including historical 
building typologies such as the terrace, town 
house, mews, villa or mansion block, the 
treatment of façades, characteristic materials 
and details - see Identity. 

Today’s new developments extend the history of the 
context. The best of them will become valued as 
tomorrow’s heritage, representing the architecture 
and placemaking of the early 21st century.”77 

 

 

77 DLUHC, NDG, paras. 48-49. 
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Appendix 6: Relevant Development Plan Policies 
Applications for Planning Permission and Listed Building Consent 
where relevant, within Headcorn are currently considered against 
the policy and guidance set out within the the Maidstone Borough 
Local Plan which was adopted on the 25th October 2017. 

The following policy from the Local Plan relates to the historic 
environment: 

Policy SP 18- The Historic Environment 

To ensure their continued contribution to the quality 
of life in Maidstone Borough, the characteristics, 
distinctiveness, diversity and quality of heritage 
assets will be protected and, where possible, 
enhanced. This will be achieved by the council 
encouraging and supporting measures that secure the 
sensitive restoration, reuse, enjoyment, conservation 
and/or enhancement of heritage assets, in particular 
designated assets identified as being at risk, to 
include:  

i. Collaboration with developers, landowners, 
parish councils, groups preparing 
neighbourhood plans and heritage bodies on 
specific heritage initiatives including bids for 
funding; 

ii. Through the development management 
process, securing the sensitive management 
and design of development which impacts on 
heritage assets and their settings;  

iii. iii. Through the incorporation of positive 
heritage policies in neighbourhood plans which 
are based on analysis of locally important and 
distinctive heritage; and  

iv. iv. Ensuring relevant heritage considerations 
are a key aspect of site master plans prepared 
in support of development allocations and 
broad locations identified in the local plan. 
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Appendix 7: List Entry 

THE MOAT 

Official list entry 

Heritage Category: Listed Building 

Grade: II 

List Entry Number: 1060848 

Date first listed: 21-Oct-1986 

Statutory Address 1: THE MOAT, MOAT ROAD 

 

Location 

Statutory Address: THE MOAT, MOAT ROAD 

The building or site itself may lie within the boundary of more than one authority. 

County: Kent 

District: Maidstone (District Authority) 

Parish: Headcorn 

National Grid Reference: TQ 83069 44367 

 

Details 

HEAD CORN MOAT ROAD TQ 8344 (North side) 
 
10/85 The Moat (Formerly listed as float Farm House) 26.4.68 II 
 
Farmhouse, now house. Early to mid C16, restored 1960's. Timber framed. Ground floor red brick in stretcher bond, first floor tile-hung. Plain tile 
roof. Lobby entry plan. Probably 4 timber-framed bays including smoke, now stack, bay. 2 storeys, formerly with continuous jetty, returned to 
left. Hipped roof, with gablet to right. Brick ridge stack off-centre to left and truncated projecting brick stack to right gable end. Irregular 
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fenestration of three 3 light casements. Tripartite sashes to ground floor. Panelled door with 2 top lights up 3 steps beneath stack. Open gabled 
timber porch. C18 or early C19 rear wing to left, ground floor red brick, first floor weatherboarded. Interior: only partly inspected. Exposed framing. 
Moulded beams and joists. Said to have crown post roof. Formerly a moated site. 
 
Listing NGR: TQ8298044404 

 

Legacy 

The contents of this record have been generated from a legacy data system. 

Legacy System number: 174311 

Legacy System: LBS 

 

Legal 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its special architectural or historic 
interest. 
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End of official list entry 
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Appendix 8: Documents relating to Monitoring Post 
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Summary 

A geophysical (magnetometer) survey was undertaken on approximately 7 hectares of land 

located to the west of Headcorn, Kent. Anomalies associated with the past agricultural use of 

the Site including former field boundaries and cultivation have been detected. A large ferrous 

response corresponds with the site of a Royal Observer Corps Underground Monitoring Post 

whilst other ferrous responses are associated with a former pylon, possible areas of hard 

standing or rubble, interference from an electricity substation and metal fencing within the 

boundaries. Uncertain responses within the dataset are likely to be of an agricultural nature, 

although an archaeological interest cannot be ruled out entirely. Based on the geophysical 

survey, the archaeological potential of this Site is deemed to be low. 
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