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iv Executive Summary 
 
This built heritage constraints and opportunities statement considers land to the east of Fosse Way, 
Stow-on-the-Wold (the site).  The purpose of this preliminary statement is to identify the built 
heritage constraints and opportunities associated with the site.  In this regard, a number of 
mitigative measures have been provided to ensure that any potential heritage impact on nearby 
heritage assets is minimised as part of the evolving Option 2 Masterplan.  Option 2 comprises 
residential development and a Community Hub, with associated car parking and landscaping.  
Commentary has also been provided on the Option 1 Masterplan, which comprises a residential 
land parcel (north of Monarch’s Way) and a country park (south of Monarch’s Way).   
 

There are a number of listed buildings located in the immediate and wider vicinity of the site, which 
include the Grade II listed ‘St. Edward’s (Stow) Well’ (NHLE no. 1088756) which adjoins the site to 
the south; the Grade II listed ‘Summer House’ (NHLE no. 1088806) located approx. 115 metres to 
the south-west; the Grade II listed ‘K6 Telephone Kiosk’ (NHLE no. 1389130) located approx. 120 
metres to the south-west; and the Grade II listed ‘Drinking Fountain and Horse Trough’ (NHLE no. 
1341615) located approx. 125 metres to the south-west.  Within the main settlement there is a 
dense cluster of listed buildings around Market Square, which include the Grade I listed ‘St. 
Edward’s Parish Church’ (NHLE no. 1078369) located approx. 320 metres to the south-west; the 
Grade II* listed ‘St. Edward’s House’ (NHLE no. 1088782) located approx. 320 metres to the south-
west; the Grade II* listed ‘The King’s Arm Hotel, with Camilla’ (NHLE no. 1088796) located approx. 
330 metres to the south; the Grade II* listed ‘The Royalist Hotel’ (NHLE no. 1170376) located 
approx. 360 metres to the south; and the Grade II* listed ‘Masonic Hall’ (NHLE no. 1078374) 
located approx. 400 metres to the south-west. 

 

In terms of the above listed buildings, the layout shown in the Option 2 Masterplan is unlikely to 
visually impact on their settings, subject to restrained development heights.  It is recommended that 
2-storeys is utilised throughout the site, with preferably 1.5 storeys along the southern edge of the 
developable area.  The Community Hub building should also be kept as low as possible to ensure 
that it is not overly apparent in this context.  The field to the south-west of the site provides a 
landscape buffer between the site and the heritage assets to the south-west, with intervening 
development largely impeding visual connections with the majority of the listed buildings within the 
settlement of Stow-on-the-Wold.  The natural screening proposed along the southern and eastern 
edge of the developable area should also be introduced at an early stage to ensure adequate time 
to mature.   
 
The south-western part of the site (i.e. the projecting parcel that sits to the south of the Tesco 
Superstore) is located within the Stow-on-the-Wold and Maugersbury Conservation Area.  This 
parcel comprises a tree covered area, which will be retained as part of the Option 2 Masterplan.  
The open space to the immediate south-west of the site is an important element within the 
designation as it contributes to the setting of a number of historic buildings, including the unlisted 
Fosseway House and the tower to the Grade I listed ‘St. Edward’s Parish Church’.  The placement 
of the residential development and Community Hub building, combined with the landscape buffer 
and associated natural screening within the southern part of the site, will ensure that the new 
development is not overly apparent visually.  In this regard, it is recommended that restrained 
heights are utilised in the southern part of the developable part of the site (i.e. 1.5-2 storeys) to 
ensure that the new development is not evident.   

 
There is no inter-visibility between the Option 2 Masterplan site and the Registered ‘Abbotswood 
Park and Garden’, which is located approx. 120 to the west of the site.  Therefore, the development 
shown in the Option 2 Masterplan is unlikely to cause any harm to the setting of the heritage asset. 
 

The Scheduled ‘Prehistoric enclosure known as Stow Camp’ is located approx. 90 metres to the 
south of the Option 2 Masterplan site, to the south of Monarch’s Way.  Potential impacts are 
considered in the archaeology advice that has been provided separately. 

 

In terms of the other buildings of note (i.e. potential non-designated heritage assets), the proposed 
layout shown in the Option 2 Masterplan will cause no adverse harm to their settings.  These 
include Fosseway House to the south-west, Top Lodge to the east and the historic northernmost 
structure at Jacquist’s Grange (i.e. fronting the road), which is located to the east.   
 
Overall, the height of future development across the site should be a low as possible.  In this 
regard, any new development should be no higher than the equivalent of 2 storeys (ideally 1.5 
storeys along the southern edge of the developable area) with sufficiently mature natural screening 
provided at an early stage to maintain a semi-rural feel on the periphery of the site, particularly 
along the southern edge of the developable area.  The colour finishes to the facing materials of 
future development should also be muted and resonate with the materials palette within the 
Conservation Area to the south-west (i.e. colours that are not garish in the context of the nearby 
designation, particularly where new development may be glimpsed in this context). 
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1 1.0 Introduction  
 
1.1 This preliminary statement considers land to the east of Fosse Way, Stow-on-the-Wold 

(Figure 1) and its potential redevelopment.  The Option 2 Masterplan site (referred to as the 
‘Site’ in this report) is located at National Grid Reference SP 19351 26300.  The purpose of 
this preliminary statement is to identify the built heritage constraints and opportunities 
associated with the site.  In this regard, a number of mitigative measures have been 
provided to ensure that any potential heritage impact on nearby heritage assets is 
minimised.  This report is intended to guide the siting and scale of future development 
options as part of the evolving Masterplan, which has been reviewed.  The focus is 
Masterplan Option 2, although the proposed country park shown in Option 1 has also been 
considered. 

 
1.2 In accordance with the Paragraph 194 of the National Planning Policy Framework (NPPF 

2021) and the requirement for applicants to describe the significance of heritage assets 
including contribution to setting, the report draws together available information on 
designated and non-designated heritage assets.  The assessment includes the results of a 
site survey, an examination of published and unpublished records, charts historic land-use 
through a map regression exercise and considers relevant local and national policy and 
guidance.  

 
1.3 The report enables relevant parties to assess the significance of designated and non-

designated heritage assets within and in the vicinity of the site, thus enabling potential 
impacts on these assets to be identified along with the need for design solutions as part of 
the evolving Masterplan. 

 

1.4 A site visit was carried out on 9 March 2022 to assess the likely impacts of potential 
development within the site on the heritage assets in the vicinity.  The relevant designated 
heritage assets located in the vicinity are identified in Figure 2 (i.e. within 750 metres of the 
centre of the site).  

 

Location and Description  
 
1.5 The Option 2 Masterplan site is located to the east of Fosse Way and is roughly rectangular 

in plan, although a small parcel projects in a western direction within the south-western part 
of the site (Figure 1).  The Roman Road is a short distance to the west and south-west, with 
Monarch’s Way to the south.  A Tesco Superstore and retirement living complex adjoins the 
site to the west.  To the east and north are agricultural fields.   
 

1.6 The site is largely undeveloped agricultural land (plates 1-8), with the small south-western 
projecting parcel of land covered in trees.   

 

1.7 There are a number of listed buildings located in the immediate and wider vicinity of the site, 
which include the Grade II listed ‘St. Edward’s (Stow) Well’ (NHLE no. 1088756) which 
adjoins the site to the south; the Grade II listed ‘Summer House’ (NHLE no. 1088806) 
located approx. 115 metres to the south-west; the Grade II listed ‘K6 Telephone Kiosk’ 
(NHLE no. 1389130) located approx. 120 metres to the south-west; and the Grade II listed 
‘Drinking Fountain and Horse Trough’ (NHLE no. 1341615) located approx. 125 metres to 
the south-west.  Within the main settlement there is a dense cluster of listed buildings 
around Market Square, which include the Grade I listed ‘St. Edward’s Parish Church’ (NHLE 
no. 1078369) located approx. 320 metres to the south-west; the Grade II* listed ‘St. 
Edward’s House’ (NHLE no. 1088782) located approx. 320 metres to the south-west; the 
Grade II* listed ‘The King’s Arm Hotel, with Camilla’ (NHLE no. 1088796) located approx. 
330 metres to the south; the Grade II* listed ‘The Royalist Hotel’ (NHLE no. 1170376) 
located approx. 360 metres to the south; and the Grade II* listed ‘Masonic Hall’ (NHLE no. 
1078374) located approx. 400 metres to the south-west. 

 

1.8 The south-western part of the site (i.e. the projecting parcel that sits to the south of the 
Tesco Superstore) is located within the Stow-on-the-Wold and Maugersbury Conservation 
Area.  The remainder of the site is not located within the designation.   

 
1.9 The Registered ‘Abbotswood Park and Garden’ (Grade II* - NHLE no. 1000748) is located 

approx. 120 to the west of the site. 
 
1.10 The Scheduled ‘Prehistoric enclosure known as Stow Camp’ (NHLE no. 1017341) is located 

approx. 90 metres to the south of the site. 
 
1.11 There are no Locally Listed Buildings within the site. 
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2  

Figure 1 Location and extent of site. 

 
 
 

Figure 2 Designated heritage assets located in vicinity of site.  Note that the designated 
heritage assets within 750 metres of the centre of the site are shown. 
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Plate 1 View looking south-east across of the site.  Note that this view is taken from the 
entrance gate to the site from Broadwell Lane. 

 
 
 
 

Plate 2 View of the western boundary to the site.  Note that this view is taken from the 
north-western part of the site looking south. 
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Plate 3 View looking south-west across the site towards Stow-on-the-Wold.  Note that 
this view is taken from the northernmost field. 

 
 
 
 

Plate 4 View looking south-east across the southern part of the site.   
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Plate 5 View looking south-west across the south-westernmost field within the site.  Note 
that the settlement of Stow-on-the-Wold is evident in this view (centre). 

 
 
 
 

Plate 6 View looking north-east across the site.  Note that this view is taken from the 
south-western part of the site. 
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Plate 7 View looking west across the field that adjoins the site to the south and west.  
Note that this view captures the southern part of the tree coverage to the western 
projecting parcel within the site (far-right of picture).  The buildings evident are 
located within the Stow-on-the-Wold and Maugersbury Conservation Area and 
include the unlisted Fosseway House (arrowed). 

 
 
 
 

Plate 8 View looking north-west across the site towards the Tesco Superstore and 
retirement living complex to the west of the site (both are screened by the line of 
trees in centre of picture). 
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7 2.0 Planning Background and Development Plan Framework 
 

Planning (Listed Building and Conservation Areas) Act 1990 
 
2.1 The Planning (Listed Building and Conservation Areas) Act 1990 sets out broad policies and 

obligations relevant to the protection of Listed Buildings and Conservation Areas and their 
settings.  

 
2.2 Section 66(1) states:  
 

In considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority or, as the case may be, the Secretary of 
State shall have special regard to the desirability of preserving the building or its setting or 
any features of special architectural or historic interest which it possesses. 

 
2.3 Section 69 of the Act requires local authorities to define as conservation areas any areas of 

special architectural or historic interest the character or appearance of which it is desirable 
to preserve or enhance and Section 72 gives local authorities a general duty to pay special 
attention to the desirability of preserving or enhancing the character or appearance of that 
area in exercising their planning functions. These duties are taken to apply only within a 
Conservation Area. The Act does not make specific provision with regard to the setting of a 
Conservation Area, that is provided by the policy framework outlined below. 

 

National Planning Policy Framework (NPPF) and National Planning Practice 
Guidance (NPPG) 

 
2.4 Government policy in relation to the historic environment is outlined in Section 16 of the 

National Planning Policy Framework 2021 (NPPF), entitled Conserving and Enhancing the 
Historic Environment.  This provides guidance for planning authorities, property owners, 
developers and others on the conservation and investigation of heritage assets. Overall, the 
objectives of Section 16 of the NPPF can be summarised as seeking the:  

 

• Delivery of sustainable development;  

• understanding the wider social, cultural, economic and environmental benefits brought 
by the conservation of the historic 
environment; 

• conservation of England's heritage assets in a manner appropriate to their significance; 
and  

• recognition of the contribution that heritage assets make to our knowledge and 
understanding of the past.  

 
2.5 Section 16 of the NPPF recognises that intelligently managed change may sometimes be 

necessary if heritage assets are to be maintained for the long term.  
 
2.6 Paragraph 194 states that planning decisions should be based on the significance of the 

heritage asset, and that the level of detail supplied by an applicant should be proportionate 
to the importance of the asset, and should be no more than sufficient to understand the 
potential impact of the proposal upon the significance of that asset.  

 
2.7 Heritage Assets are defined in Annex 2 as a building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning 
decisions, because of its heritage interest. Heritage assets include designated heritage 
assets and assets identified by the local planning authority (including local listing). 

 
2.8 Designated Heritage Assets comprise: World Heritage Sites, Scheduled Monuments, Listed 

Buildings, Protected Wreck Sites, Registered Parks and Gardens, Registered Battlefields 
and Conservation Areas. 

 
2.9 Significance is defined as: the value of a heritage asset to this and future generations 

because of its heritage interest. This interest may be archaeological, architectural, artistic or 
historic. Significance derives not only from a heritage asset’s physical presence, but also 
from its setting. 

 
2.10 Setting is defined as: the surroundings in which a heritage asset is experienced. Its extent is 

not fixed and may change as the asset and its surroundings evolve. Elements of a setting 
may make a positive or negative contribution to the significance of an asset, may affect the 
ability to appreciate that significance or may be neutral.  
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8 2.11 The NPPF is supported by the National Planning Policy Guidance (NPPG). In relation to the 
historic environment, paragraph 18a-001 states that:  

 
Protecting and enhancing the historic environment is an important component of the 
National Planning Policy Framework’s drive to achieve sustainable development (as 
defined in Paragraphs 6-10). The appropriate conservation of heritage assets forms one of 
the ‘Core Planning Principles’. 

 
2.12 Paragraph 18a-002 makes a clear statement that any decisions relating to Listed Buildings 

and their settings and Conservation Areas must address the statutory considerations of the 
Planning (Listed Buildings and Conservation Areas) Act 1990, as well as satisfying the 
relevant policies within the National Planning Policy Framework and the Local Plan. 

 
2.13 Paragraph 18a-013 outlines that the assessment of the impact of a proposed development 

on the setting of a heritage asset needs to take into account and be proportionate to the 
significance of the asset being considered, and the degree to which the proposed 
development enhances or detracts from the significance of the asset and the ability to 
appreciate the significance.  

 
2.14 The NPPG outlines that although the extent and importance of setting is often expressed in 

visual terms, it can also be influenced by other factors such as noise, dust and vibration.  
Historic relationships between places can also be an important factor stressing ties between 
places that may have limited or no intervisibility with each other. This may be historic as well 
as aesthetic connections that contribute or enhance the significance of one or more of the 
heritage assets. 

 
2.15 Paragraph 18a-013 concludes:  
 

The contribution that setting makes to the significance of the heritage asset does not 
depend on there being public rights or an ability to access or experience that setting. This 
will vary over time and according to circumstance. When assessing any application for 
development which may affect the setting of a heritage asset, local planning authorities 
may need to consider the implications of cumulative change. They may also need to 
consider the fact that developments which materially detract from the asset’s significance 
may also damage its economic viability now, or in the future, thereby threatening its on-
going conservation. 

 
2.16 The key test in NPPF paragraphs 199-202 is whether a proposed development will result in 

substantial harm or less than substantial harm. However, substantial harm is not defined in 
the NPPF. Paragraph 18a-017 of the NPPG provides additional guidance on substantial 
harm. It states:  

 
What matters in assessing if a proposal causes substantial harm is the impact on the 
significance of the heritage asset. As the National Planning Policy Framework makes 
clear, significance derives not only from a heritage asset’s physical presence, but also 
from its setting. Whether a proposal causes substantial harm will be a judgment for the 
decision taker, having regard to the circumstances of the case and the policy in the 
National Planning Policy Framework. 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. 

 
2.17 Paragraph 202 of the NPPF outlines that where a proposed development results in less than 

substantial harm to the significance of a heritage asset, the harm arising should be weighed 
against the public benefits accruing from the proposed development. Paragraph 18a-020 of 
the NPPG outlines what is meant by public benefits:  

 
Public benefits may follow from many developments and could be anything that delivers 
economic, social or environmental progress as described in the National Planning Policy 
Framework (Paragraph 7). Public benefits should flow from the proposed development. 
They should be of a nature or scale to be of benefit to the public at large and should not 
just be a private benefit. However, benefits do not always have to be visible or accessible 
to the public in order to be genuine public benefits. 

 
2.18 Paragraph 203 states: 
 

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 applications that affect 
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9 directly or indirectly 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. 

 
2.19 In considering any planning application for development, the planning authority will be 

mindful of the framework set by government policy, in this instance the NPPF, by current 
Development Plan Policy and by other material considerations. 

 

Local Planning Policy 
 
2.20 The Cotswold District Local Plan 2011-2031 (CDLP 2018) is the relevant development plan.  

The CDLP 2018 contains a number of relevant policies including EN10: Historic 
Environment – Designated Heritage Assets, EN11: Historic Environment – Designated 
Heritage Assts (Conservation Areas) and EN12: Historic Environment – Non-designated 
Heritage Assets, which require that new development conserves or enhances the district’s 
heritage.   

 
2.21 The relevant part of Policy EN10 states:   
 

1. In considering proposals that affect a designated heritage asset or its setting, great 
weight will be given to the asset’s conservation. The more important the asset, the greater 
the weight should be.  
 
2. Development proposals that sustain and enhance the character, appearance and 
significance of designated heritage assets (and their settings), and that put them to viable 
uses, consistent with their conservation, will be permitted.  
 
3. Proposals that would lead to harm to the significance of a designated heritage asset or 
its setting will not be permitted, unless a clear and convincing justification of public benefit 
can be demonstrated to outweigh that harm. Any such assessment will take account, in 
the balance of material considerations:  
 

• the importance of the asset;  

• the scale of harm; and  

• the nature and level of the public benefit of the proposal 
 
2.22 The relevant part of Policy EN11 states:   
 

Development proposals, including demolition, that would affect Conservation Areas and 
their settings, will be permitted provided they:  

 
a. preserve and where appropriate enhance the special character and appearance of the 
Conservation Area in terms of siting, scale, form, proportion, design, materials and the 
retention of positive features;  

 
b. include hard and soft landscape proposals, where appropriate, that respect the 
character and appearance of the Conservation Area;  
 
c. will not result in the loss of open spaces, including garden areas and village greens, 
which make a valuable contribution to the character and/or appearance, and/or allow 
important views into or out of the Conservation Area;  
 
d. have regard to the relevant Conservation Area appraisal (where available); and  
 
e. do not include internally illuminated advertisement signage unless the signage does not 
have an adverse impact on the Conservation Area or its setting. 

 
2.23 The relevant part of Policy EN12 states:   

 
1. Development affecting a non-designated heritage asset will be permitted where it is 
designed sympathetically having regard to the significance of the asset, its features, 
character and setting.  
 
2. Where possible, development will seek to enhance the character of the non-designated 
heritage asset. Proposals for demolition or total loss of a non-designated heritage asset 
will be subject to a balanced assessment taking into account the significance of the asset 
and the scale of harm or loss.  
 
3. The assessment of whether a site, feature or structure is considered to be a non-
designated heritage asset, will be guided by the criteria set out in Table 6. 
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10 Other Guidance 
 

Historic Environment Good Practice Advice In Planning Note  2: Managing Significance in 
Decision-Taking in the Historic Environment (Historic England  2015)  

 
2.24 The purpose of this document is to provide information to assist local authorities, planning 

and other consultants, owners, applicants and other interested parties in implementing 
historic environment policy in the NPPF and NPPG. It outlines a six-stage process to the 
assembly and analysis of relevant information relating to heritage assets potentially affected 
by a proposed development:  

 

• Understand the significance of the affected assets; 

• Understand the impact of the proposal on that significance; 

• Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF; 

• Look for opportunities to better reveal or enhance significance;  

• Justify any harmful impacts in terms of the sustainable development objective of 
conserving significance and the need for change; and  

• Offset negative impacts on aspects of significance by enhancing others through 
recording, disseminating and archiving archaeological and historical interest of the 
important elements of the heritage assets affected. 

 
Historic Environment Good Practice Advice In Planning Note 3: The Setting of Heritage 
Assets (Historic England  2017) 

 
2.25 Historic England’s Historic Environment Good Practice Advice in Planning Note 3 provides 

guidance on the management of change within the setting of heritage assets.    
 
2.26 The document restates the definition of setting as outlined in Annex 2 of the NPPF. Setting 

is also described as being a separate term to curtilage, character and context; while it is 
largely a visual term, setting, and thus the way in which an asset is experienced, can also be 
affected by noise, vibration, odour and other factors. The document makes it clear that 
setting is not a heritage asset, nor is it a heritage designation, though land within a setting 
may itself be designated. Its importance lies in what the setting contributes to the 
significance of a heritage asset.  

 
2.27 The Good Practice Advice Note sets out a five-stage process for assessing the implications 

of proposed developments on setting: 
 
1. Identification of heritage assets which are likely to be affected by proposals;  
2. Assessment of whether and what contribution the setting makes to the significance of a 

heritage asset; 
3. Assessing the effects of proposed development on the significance of a heritage asset;  
4. Maximising enhancement and reduction of harm on the setting of heritage assets; and 
5. Making and documenting the decision and monitoring outcomes 

 
2.28 The guidance reiterates the NPPF in stating that where developments affecting the setting of 

heritage assets results in a level of harm to significance, this harm, whether substantial or 
less than substantial, should be weighed against the public benefits of the scheme.  
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11 3.0  Location of Heritage Assets  
 

Introduction 
 
3.1 The locations of designated and non-designated heritage assets within and surrounding the 

site are discussed below.  The designated heritage assets are shown in Figure 2. 
 

Designated Heritage Assets 
 

Listed Buildings 
 
3.2 There are no listed buildings located within the site.  
 
3.3 There are a number of listed buildings in the immediate and wider vicinity (Figure 2 i.e. 

within 750 metres of the centre of the site), which are discussed below.  These are 
considered in order of distance from the site. 
 
St. Edward’s (Stow) Well: Grade II listed 
 

3.4 The Grade II listed ‘St. Edward’s (Stow) Well’ (NHLE no. 1088756 – Plate 9) adjoins the site 
to the south.  The NHLE citation for the heritage asset states as follows: 
 

Probably early-mid C19 remodelling of possibly late mediaeval origin. About 10 x 18 ft with 
pool about 6 x 12 ft. Rectangular verge with paved edge, rectangular wall against bank 
with cast iron spout. Steps to left. There were 3 reliable water sources for Stow and this, 
the most reliable, was less used than the wells (the White and Red Pumps) on the 
Broadwell side which were closer to the town centre. 

 
3.5 The heritage asset is located on the north side of Monarch’s Way with a run of trees and 

other vegetation to its north largely hindering any notable visual connections with the site.  
The low-key nature and siting of the heritage asset is also such that it is not overly 
prominent visually in the context of the site.  

 
 

Plate 9 View of the Grade II listed St. Edward’s (Stow) Well.   
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12 Summer House (Fosseway House): Grade II listed 
 
3.6 The Grade II listed ‘Summer House in Garden of Fosseway House and Boundary Wall 

linking it to the road’ (NHLE no. 1088806) is located approx. 115 metres to the south-west.  
The NHLE citation for the heritage asset states as follows: 

 

Circa 1800, modernised as a dwelling. Tower summerhouse. Two storeys, coursed rubble 
with ashlar quoins, crenelated parapet and crocketed finials. Flat string at impost level or 
first floor window raised to form 4-centred arch label over it; glazing bar sash. Modern 
lobby entrance to east and extension to south. The boundary wall is about 10 ft high and 
15 yds long; it contains a doorway with segmental head. 

 
3.7 The heritage asset is located to the north of Parson’s Corner and Well Lane and to the 

south-west of the historic Fosseway House.  The intervening development (such as 
Fosseway House), existing natural screening and an area of open space between the main 
part of the site and Fosseway House limits visual connections with the site.  The low-key 
nature and siting of the heritage asset is such that it is not overly prominent visually in the 
context of the site.  

 
‘K6 Telephone Kiosk’ and Drinking Fountain and Horse Trough’ : Grade II listed 

 
3.8 The Grade II listed ‘K6 Telephone Kiosk’ (NHLE no. 1389130) is located approx. 120 metres 

to the south-west and the ‘Drinking Fountain and Horse Trough’ (NHLE no. 1341615) is 
located approx. 125 metres to the south-west.  The NHLE citations for the heritage assets 
state as follows: 

 

K6 Telephone Kiosk 
K6 telephone kiosk. Designed 1935 by Sir Giles Gilbert Scott. Made by various 
contractors. Cast-iron. Square kiosk with domed roof and unperforated crowns to top 
panels. Margin glazing bars to windows and door. 
 
Drinking Fountain and Horse Trough 
1867-8. The first regular supply of pure water for the town. The structure commemorates 
this and the generous gift of £2,000 by Joseph Chamberlayne to enable the well to be dug 
deeper. Gothic, 4 sided with masonry pyramidal roof and poppyhead. Rough label to 
cusped panel on each face, 2 horse troughs, 2 drinking fountains and a dog bowl. 
Replaces a horse pond at the junction of High Street and the Fosse Way. 

 
3.9 Due to the intervening development, natural screening and distance from the site, the 

heritage assets share no inter-visibility with it. 
 

Listed buildings in wider vicinity 
 

3.10 Within the main settlement there is a dense cluster of listed buildings around Market Square, 
which include the Grade I listed ‘St. Edward’s Parish Church’ (NHLE no. 1078369) located 
approx. 320 metres to the south-west; the Grade II* listed ‘St. Edward’s House’ (NHLE no. 
1088782) located approx. 320 metres to the south-west; the Grade II* listed ‘The King’s Arm 
Hotel, with Camilla’ (NHLE no. 1088796) located approx. 330 metres to the south; the Grade 
II* listed ‘The Royalist Hotel’ (NHLE no. 1170376) located approx. 360 metres to the south; 
and the Grade II* listed ‘Masonic Hall’ (NHLE no. 1078374) located approx. 400 metres to 
the south-west. 
 

3.11 The tower to the Grade I listed ‘St. Edward’s Parish Church’ is partially evident in views from 
the southern part of the site, particularly across the area of open space between Fosseway 
House and the site (Plate 10).  This area (which is not located within the site, but adjoins it to 
the west and south) contributes to the setting of the heritage asset.  It is noted that the 
intervening development and existing natural screening lessens the visual prominence of the 
church from this vantage point. 
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Plate 10 View of the top of the tower to the Grade I listed ‘St. Edward’s Parish Church’ 
(arrowed) taken from the south-western boundary of the site looking south-west.  
Note that the unlisted Fosseway House (right) is also evident in this view. 

 
 

 

Conservation Areas 
 
3.12 The south-western part of the site (i.e. the projecting parcel that sits to the south of the 

Tesco Superstore) is located within the Stow-on-the-Wold and Maugersbury Conservation 
Area.  The remainder of the site is not located within the designation.   

 
3.13 The projecting south-western parcel within the site is located within the designation and 

comprises a tree covered area.  To the immediate south of this area is an area of open 
space (Plate 10), which adjoins the site to the south and west.  This open space is an 
important element within the designation as it contributes to the setting of a number of 
historic buildings, including the unlisted Fosseway House and the tower to the Grade I listed 
‘St. Edward’s Parish Church’. 

 

Registered Parks and Gardens 
 
3.14 The Registered ‘Abbotswood Park and Garden’ (Grade II* - NHLE no. 1000748) is located 

approx. 120 to the west of the site.  The following extract is taken from the NHLE citation for 
the heritage asset and notes the reasons for its designation: 

 
The gardens and parkland at Abbotswood, established in the C13 and developed in the 
C17, C19 and C20, are registered at Grade II* for the following principal reasons: 
 

• Date: documentary evidence suggests that the wider estate - known as Lower Swell, 
or Swell Park - was created in 1253 by Richard, Earl of Cornwall;  

• Designer: the work by Sir Edwin Lutyens in the early C20 complements the earlier 
C19 house, and is a good example of his garden design work;  

• Design interest: the significance of the work by Mark Fenwick and Pulham and Sons, 
and the involvement of Russell Page in his early career. For the influence of 
Fenwick’s work on Lawrence Johnston, Graham Stuart-Thomas and Russell Page, 
and his early contributions to alpine and heather gardens and rhododendron growing, 
remain evident in the formal gardens;  

• Degree of survival: the different areas of the estate are largely intact and reflect the 
different phases of its historic development. Attrition at the south-east of the parkland 
is limited and the character of the C13 phase of the estate can be read;  
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14 • Group value: the contribution of the C19 listed buildings and early-C20 garden 
features (several by Lutyens, complimented by Fenwick’s planting) and scheduled 
Monuments at Abbotswood enhance the significance of the estate and are important 
to the understanding of its development. 

 
3.15 There is no inter-visibility between the site and the heritage asset. 
 

Scheduled Monuments 
 
3.16 The Scheduled ‘Prehistoric enclosure known as Stow Camp’ (NHLE no. 1017341) is located 

approx. 90 metres to the south of the site.  The following extract is taken from the NHLE 
citation for the heritage asset and outlines the reasons for its designation: 

 

Ram's Hill type enclosures were constructed on hilltops in southern England throughout 
the Bronze Age (2000-700 BC). They usually survive as an oval area of up to c.5ha 
defended by a single bank and external ditch interrupted by simple causewayed 
entrances. Traces of circular houses have been found within the interiors, and associated 
field systems have been identified nearby; the enclosures are therefore interpreted as the 
sites of domestic settlement. Some examples, such as the earliest phase of the enclosure 
on Ram's Hill itself, may have been occupied on a temporary seasonal basis, and 
evidence for episodes of feasting on a social or ceremonial scale has been found. In 
several cases, investigations have provided evidence for the remodelling and reuse of the 
enclosures during the later prehistoric and Roman periods. Sparsely distributed throughout 
central southern England, Ram's Hill type enclosures are one of very few classes of 
monument dating to the Early and Middle Bronze Age. They are a rare monument type; 
less than 10 have been positively identified. All examples with surviving remains are 
therefore considered to be of national importance. 
 
The extant part of the defences of the prehistoric enclosure known as Stow Camp survives 
well, despite some modern development in the area. The monument contains remains of 
Bronze and Iron Age date relating to the construction and maintenance of the defences as 
well as to settlement and other activities within the enclosure. It is notable that several 
large Middle and Late Bronze Age enclosures have been found on sites later used for Iron 
Age hillforts, and in many cases the Iron Age defensive circuit partly corresponds with the 
line of the Bronze Age enclosure, as is the case at Stow. The monument will therefore 
contain evidence relating to the continuity of occupation at the site, providing an insight 
into changing patterns of settlement, building and manufacturing techniques. The 
likelihood that the Bronze Age enclosure is similar to that at Ram's Hill in Oxfordshire, of 
which few examples are known, increases the potential of the site to provide information 
about Bronze Age defensive constructions and settlement. The continuity of settlement in 
the area of the camp from the Bronze Age through to the present day is unusual and adds 
to its value to the local community. Below ground remains will include evidence for the 
defences, especially the ditches, structures and materials relating directly to the 
occupation and use of the site. Organic remains in the form of charred grains and seeds 
will also survive, giving an insight into the diet of the inhabitants as well as the local 
environment at the time the monument was constructed. 

 
3.17 The scheduled monument is located to the south of Monarch’s Way and winter coverage 

allows some intervisibility with the site; there is also intervening vegetation to its north 
(primarily along the southern edge of the Option 2 Masterplan site), which hinders notable 
visual connections with the site.   
 

Non-designated Heritage Assets 
 

Locally Listed Buildings 
 
3.18 There are no locally listed buildings located within the site.  
 

Other Buildings of Note 
 
3.19 Within the vicinity of the site there are a number of unlisted historic buildings of note, which 

are discussed below. 
 

3.20 Fosseway House is located within the Stow-on-the-Wold and Maugersbury Conservation 
Area and is sited approx. 30 metres to the south-west of the site.  In its early form it appears 
as ‘Fosse Cottage’ in the 1885 Ordnance Survey map (Figure 3), but was 
extended/remodelled in the later 19th century.  The 1923 Ordnance Survey map (Figure 4) 
shows its much larger footprint at this time.  This building is evident in views from the site 
and has a degree of prominence in this context (plates 7 and 10).   
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3.21 Top Lodge is located approx. 130 metres to the east of the southern part of the site.  The 
lodge appears in late 19th century Ordnance Survey maps (Figure 3).  It is a stone-faced 
building that benefits from extensive natural screening around it.  This largely hinders any 
visual connections between it and the site.  

 

3.22 The northernmost structure at Jacquist’s Grange (i.e. fronting the road) appears in late 19th 
century Ordnance Survey maps, with the remaining structures to its south added during the 
mid-late 20th century (Figure 5).  The more historic structure is located approx. 230 metres to 
the east of the site, but benefits from extensive natural screening around it.  This largely 
hinders any visual connections between the site and the more historic part of this complex.  

 
 

Figure 3 Extract from 1885 Ordnance Survey map showing the site at this time.  Note 
‘Fosse Cottage’ (arrowed). 

 
 

Figure 4 Extract from 1923 Ordnance Survey map showing the site at this time.  Note 
‘Fosseway House’, which has been extended (arrowed). 
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Figure 5 Extract from 2006 Ordnance Survey map showing the site at this time.  Note that 
the mid-late 20th century expansion of Jacquist’s Grange (arrowed - to the east of 
the site) is evident. 
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17 4.0 Masterplan Layout and Potential Impact on Heritage Assets 
 

Background 
 
4.1 This section identifies and assesses the potential impacts of future development on the 

significance and setting of the heritage assets located in the vicinity of the site.  A number of 
mitigative measures have also been recommended to ensure that any future development is 
not visually apparent in the context of the heritage assets identified.  These measures are 
intended to guide the evolving draft Masterplan (Option 2).  Option 2 comprises residential 
development and a Community Hub, with associated car parking and landscaping.  
Commentary has also been provided on the Option 1 Masterplan, which includes a 
residential land parcel (north of Monarch’s Way) and a country park (south of Monarch’s 
Way).   
 

4.2 The draft Option 2 Masterplan proposes new residences (circa 240-270 units) within the 
northern and central part of the site, with a landscape buffer provided in the southern and 
eastern part of the site.  A new Community Hub building will be provided in the south-
western part of the developable area with associated car parking.  Extensive woodland 
planting will mark the eastern boundary of the site and is intended to create a soft settlement 
edge.  The southern landscape buffer and associated planting will also enable existing 
notable views of a number of heritage assets to the west and south-west to be retained, with 
the existing dense tree cover in the south-western part of the site (south of the Tesco 
Superstore) being retained. 

 

4.3 The draft Option 1 Masterplan proposes new residences (circa 250-285 units) within the 
northern and central part of the site, with a landscape buffer provided in the southern and 
eastern part of the site.  A car parking area is also proposed in the south-western part of the 
developable area.  To the south of Monarch’s Way a countryside park is proposed, with no 
new development within this area. 

 

Designated Heritage Assets  
 
4.4 As noted in paragraphs 3.2-17, there are a number of designated heritage assets located in 

the immediate and wider vicinity of the site.  Any future development, therefore, has the 
potential to impact on the settings and significance of the heritage assets identified, which is 
discussed further below. 

 

Listed Buildings 
 
4.5 In terms of the listed buildings located in the immediate and wider vicinity of the site 

(paragraphs 3.2. to 3.11 above), the layout shown in the draft Option 2 Masterplan is 
unlikely to visually impact on their settings, subject to restrained development heights (i.e. 2-
storeys, with preferably 1.5 storeys along the southern edge of the developable area.  The 
Community Hub building should also be kept as low as possible to ensure that it is not 
overly apparent in this context).  The natural screening proposed to the south of the 
developable area is likely to largely conceal the new development to the north, particularly in 
the views of the tower to the Grade I listed ‘St. Edward’s Parish Church’, located to the 
south-west.   This interface is important, and it is recommended that development is not 
visually evident in views looking west from the proposed landscape corridor within the 
southern part of the site.  This will ensure that the setting of the church (i.e. views of its 
tower from the site) is not adversely impacted.  This is also the case for the draft Option 1 
Masterplan, with the above mitigative measures also relevant to the northernmost land 
parcel.  The southernmost land parcel will comprise a country park, which will maintain the 
openness of this area.  In this regard, there is unlikely to be any harm on the setting of the 
heritage asset.  

 
4.6 In terms of the Grade II listed ‘St. Edward’s (Stow) Well’, which adjoins the site to the south, 

the existing run of trees and other vegetation along the site’s southern boundary largely 
hinders any notable visual connections with the site.  The low-key nature and siting of the 
heritage asset is also such that it is not overly prominent visually in the context of the site.  
While it is acknowledged that the topography of the site rises to the north of the heritage 
asset, it is considered that the proposed natural screening along the southern edge of the 
developable area shown in the draft Option 2 Masterplan, combined with restrained 
development heights, will ensure that the setting of the heritage asset is unlikely to be 
impacted.  The informal country park shown in the draft Option 1 Masterplan will also 
contribute to the rural setting of the heritage asset. 
 

4.7 The Grade II listed ‘Summer House in Garden of Fosseway House and Boundary Wall 
linking it to the road’ is located approx. 115 metres to the south-west of the site.  The 
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18 intervening development (such as Fosseway House), existing natural screening and an area 
of open space between the main part of the site and Fosseway House limits visual 
connections with the site.  The low-key nature and siting of the heritage asset is such that it 
is not overly prominent visually in the context of the site.  With this in mind, the new 
Community Hub building and residential development within the site is unlikely to impact on 
the setting of the heritage asset.  

 
4.8 Due to the intervening development, natural screening and distance from the site the setting 

of the Grade II listed ‘K6 Telephone Kiosk’ and the ‘Drinking Fountain and Horse Trough’ 
(located approx. 120 and 125 metres to the south-west of the site respectively) will not be 
impacted by development within the site. 

 
4.9 The majority of the listed buildings identified to the south-west of the site are located within 

the existing settlement of Stow-on-the-Wold and are a considerable distance from the 
proposed developable part of the site.  It is unlikely that there would be any visual harm on 
their settings associated with development within the site, given the existing intervening 
residential development.   

 

Conservation Areas 
 

4.10 The south-western part of the site (i.e. the projecting parcel that sits to the south of the 
Tesco Superstore) is located within the Stow-on-the-Wold and Maugersbury Conservation 
Area.  The remainder of the site is not located within the designation.   

 
4.11 The projecting south-western parcel comprises a tree covered area, which will be retained 

as part of the draft Option 2 Masterplan.  To the immediate south of this area is an area of 
open space (Plate 10), which adjoins the site to the south and west.  This open space is an 
important element within the designation as it contributes to the setting of a number of 
historic buildings, including the unlisted Fosseway House and the tower to the Grade I listed 
‘St. Edward’s Parish Church’.  In this regard, the placement of the residential development 
and Community Hub building, combined with the landscape buffer and associated natural 
screening within the southern part of the site, will ensure that the new development is not 
overly apparent visually.  In this regard, it is recommended that restrained heights are 
utilised in the southern part of the developable part of the site (i.e. 1.5-2 storeys) to ensure 
that the new development is not evident.  The country park shown in the draft Option 1 
Masterplan will also contribute to the setting of the designation, given that this area will 
remain undeveloped.  

 

4.12 The colour finishes to the facing materials of future development should also be muted and 
resonate with the Conservation Area qualities to the south-west (colours that are not garish 
in the context of the nearby designation, particularly where new development may be 
glimpsed in this context). 

 

Registered Parks and Gardens 
 
4.13 There is no inter-visibility between the site and the Registered ‘Abbotswood Park and 

Garden’ (Grade II* - NHLE no. 1000748), which is located approx. 120 to the west of the 
site.  Therefore, the development shown in the draft Option 2 Masterplan is unlikely to cause 
any harm to the setting of the heritage asset. 

 

Scheduled Monuments 
 
4.14 The Scheduled ‘Prehistoric enclosure known as Stow Camp’ (NHLE no. 1017341) is located 

approx. 90 metres to the south of the site.  Potential impacts are considered in the 
archaeology advice that has been provided separately. 

 

Non-designated Heritage Assets 
 

Other Buildings of Note 
 
4.15 Fosseway House is located within the Stow-on-the-Wold and Maugersbury Conservation 

Area and is sited approx. 30 metres to the south-west of the Option 2 Masterplan site.  The 
building is evident in views from the site and has a degree of prominence in this context 
(plates 7 and 10).  The retention of an area of open space and associated natural screening 
in the southern part of the site, combined with the retention of the existing vegetation to its 
north-east (i.e. south-western projecting parcel to site), will ensure that the key views of this 
non-designated heritage asset from the east looking west are retained.   
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19 4.16 Top Lodge is located approx. 130 metres to the east of the southern part of the site.  The 
extensive natural screening around the building largely hinders any visual connections 
between it and the site.  In addition, the area of open space and associated natural 
screening in the southern and eastern part of the site will provide a further landscape buffer 
between the lodge and the developable area within the site.  In this regard, the setting of the 
non-designated heritage asset will not be impacted visually. 

 

4.17 The historic northernmost structure at Jacquist’s Grange (i.e. fronting the road) is located 
approx. 230 metres to the east of the site, but benefits from extensive natural screening 
around it.  This largely hinders any visual connections between the site and the more historic 
part of this complex.  The proposed woodland planting in the north-eastern part of the site 
will add an additional buffer, which will conceal the new residential development to the west.  
In this regard, there will be no impact on the setting of the non-designated heritage asset. 
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20 5.0 Summary, Conclusions and Recommendations 
 
5.1 In summary, any new development within the Option 2 Masterplan site will require careful 

consideration to ensure that it is visually recessive and not overly apparent in views of the 
heritage assets in the vicinity.  In this regard, a number of mitigative measures are 
recommended to ensure that any potential visual harm on the setting of the heritage assets 
identified is minimised. 

 

5.2 There are a number of listed buildings located in the immediate and wider vicinity of the site, 
which include the Grade II listed ‘St. Edward’s (Stow) Well’ (NHLE no. 1088756) which 
adjoins the site to the south; the Grade II listed ‘Summer House’ (NHLE no. 1088806) 
located approx. 115 metres to the south-west; the Grade II listed ‘K6 Telephone Kiosk’ 
(NHLE no. 1389130) located approx. 120 metres to the south-west; and the Grade II listed 
‘Drinking Fountain and Horse Trough’ (NHLE no. 1341615) located approx. 125 metres to 
the south-west.  Within the main settlement there is a dense cluster of listed buildings 
around Market Square, which include the Grade I listed ‘St. Edward’s Parish Church’ (NHLE 
no. 1078369) located approx. 320 metres to the south-west; the Grade II* listed ‘St. 
Edward’s House’ (NHLE no. 1088782) located approx. 320 metres to the south-west; the 
Grade II* listed ‘The King’s Arm Hotel, with Camilla’ (NHLE no. 1088796) located approx. 
330 metres to the south; the Grade II* listed ‘The Royalist Hotel’ (NHLE no. 1170376) 
located approx. 360 metres to the south; and the Grade II* listed ‘Masonic Hall’ (NHLE no. 
1078374) located approx. 400 metres to the south-west. 

 

5.3 In terms of the above listed buildings, the layout shown in the Option 2 Masterplan is unlikely 
to visually impact on their settings, subject to restrained development heights.  It is 
recommended that 2-storeys is utilised throughout the site, with preferably 1.5 storeys along 
the southern edge of the developable area.  The Community Hub building should also be 
kept as low as possible to ensure that it is not overly apparent in this context.  The field to 
the south-west of the site provides a landscape buffer between the site and the heritage 
assets to the south-west, with intervening development largely impeding visual connections 
with the majority of the listed buildings within the settlement of Stow-on-the-Wold.  The 
natural screening proposed along the southern and eastern edge of the developable area 
should also be introduced at an early stage to ensure adequate time to mature.   

 
5.4 The south-western part of the site (i.e. the projecting parcel that sits to the south of the 

Tesco Superstore) is located within the Stow-on-the-Wold and Maugersbury Conservation 
Area.  This parcel comprises a tree covered area, which will be retained as part of the 
Option 2 Masterplan.  The open space to the immediate south-west of the site is an 
important element within the designation as it contributes to the setting of a number of 
historic buildings, including the unlisted Fosseway House and the tower to the Grade I listed 
‘St. Edward’s Parish Church’.  The placement of the residential development and 
Community Hub building, combined with the landscape buffer and associated natural 
screening within the southern part of the site, will ensure that the new development is not 
overly apparent visually.  In this regard, it is recommended that restrained heights are 
utilised in the southern part of the developable part of the site (i.e. 1.5-2 storeys) to ensure 
that the new development is not evident.   

 
5.5 There is no inter-visibility between the Option 2 Masterplan site and the Registered 

‘Abbotswood Park and Garden’, which is located approx. 120 to the west of the site.  
Therefore, the development shown in the Option 2 Masterplan is unlikely to cause any harm 
to the setting of the heritage asset. 

 

5.6 The Scheduled ‘Prehistoric enclosure known as Stow Camp’ is located approx. 90 metres to 
the south of the Option 2 Masterplan site, to the south of Monarch’s Way.  Potential impacts 
are considered in the archaeology advice that has been provided separately. 

 

5.7 In terms of the other buildings of note (i.e. potential non-designated heritage assets), the 
proposed layout shown in the Option 2 Masterplan will cause no adverse harm to their 
settings.  These include Fosseway House to the south-west, Top Lodge to the east and the 
historic northernmost structure at Jacquist’s Grange (i.e. fronting the road), which is located 
to the east.   

 
5.8 Overall, the height of future development across the site should be a low as possible.  In this 

regard, any new development should be no higher than the equivalent of 2 storeys (ideally 
1.5 storeys along the southern edge of the developable area) with sufficiently mature natural 
screening provided at an early stage to maintain a semi-rural feel on the periphery of the 
site, particularly along the southern edge of the developable area.  The colour finishes to the 
facing materials of future development should also be muted and resonate with the materials 
palette within the Conservation Area to the south-west (i.e. colours that are not garish in the 
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21 context of the nearby designation, particularly where new development may be glimpsed in 
this context). 
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