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Heritage & Development Land 

 

Heritage is an important planning consideration for development land. A site may be well located, 

accessible and supported by planning policy but still require careful assessment where development 

could affect a listed building, conservation area, scheduled monument, archaeological remains or 

another heritage asset. 

For a landowner, the presence of a heritage asset does not automatically prevent development. The 

key questions are why the asset is significant, whether the land contributes to that significance and 

whether a suitable scheme can avoid or minimise harm through its location, scale, design, 

landscaping and treatment of important views. 

 

The presence of a heritage asset does not automatically prevent development. The key 

issue is whether significance and setting can be understood and an acceptable scheme 

designed. 

 

Why does heritage matter in planning? 

 

Heritage assets are an irreplaceable part of the historic environment. Councils must understand their 

significance and the contribution made by their setting before deciding whether land can be 

allocated or developed and what form of change may be acceptable. 

 

• Identify designated and non-designated heritage assets at an early stage 

• Understand the significance of each asset and the role of its setting 

• Assess archaeological potential and the need for further investigation 

• Avoid or minimise harm through siting, scale, layout and landscape design 

• Demonstrate heritage benefits, public benefits and a deliverable strategy 

 

Where does heritage sit in the development process? 

 

Initial site review  →  heritage and HER search  →  significance and setting assessment  →  masterplan 

response  →  mitigation  →  Local Plan or planning application 

 

Read the Full Online Heritage & Development Land Guide 
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Why Landowners Should Address Heritage Early 

 

Heritage is sometimes considered only after a development layout has been prepared. By that stage, 

assumptions about capacity, access, building height and open space may already conflict with the 

significance or setting of nearby heritage assets. 

Early assessment allows the design team to identify genuine sensitivities, distinguish them from 

broad screening constraints and direct development towards the least harmful parts of the site. It 

can also prevent a council from relying on incomplete information when assessing land through a 

HELAA, SHLAA, Local Plan review or planning application. 

 

Distance alone does not determine heritage impact 

 

A fixed radius around a listed building or conservation area does not show whether development 

would cause harm. Topography, vegetation, intervening buildings, historic land use, important views 

and the relationship between the asset and the land are all relevant. Two sites at a similar distance 

can therefore have very different planning effects. 

 

Early evidence can protect development capacity 

 

A proportionate heritage appraisal can identify which views, approaches, historic boundaries or 

areas of openness should shape the concept plan. Designing around those matters from the outset 

is usually more effective than attempting to justify or screen a completed layout later. 

 

Archaeology can affect programme and layout 

 

Archaeological remains may survive below land that appears undeveloped or previously disturbed. 

Where potential is identified, desk-based work, geophysical survey or trial trenching may be needed 

before the developable area is fixed. Early investigation can establish whether remains can be 

preserved in situ, recorded or addressed through an alternative foundation or layout strategy. 

 

 

The best time to understand heritage constraints is before assumptions about capacity, 

access and layout become fixed. 

 

 

Find Out Whether Heritage Could Affect Your Land 
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Heritage Assets That Can Influence Development 

 

Heritage constraints can arise from nationally designated assets, locally identified assets and 

archaeological remains that have not yet been formally recorded. The significance of the asset and 

the site-specific relationship with the land are more important than designation or proximity alone. 

 

Listed Buildings 
Nationally designated buildings may be affected directly or 
through changes to their setting, views, approaches, 
openness and historic relationships. 

Conservation Areas 
Development should respond to the special character and 
appearance of historic streets, spaces, buildings, boundaries, 
trees and views. 

Scheduled Monuments & Archaeology 
Nationally important monuments and buried remains can 
affect layout, foundations, programme and the need for 
preservation or recording. 

Registered Landscapes & World Heritage 
Registered parks, gardens, battlefields and World Heritage 
Sites may depend on designed views, landscape structure 
and wider setting. 

Locally Listed & Non-Designated Assets 
Local buildings, structures, landscapes and archaeological 
sites remain material considerations even without national 
designation. 

Historic Landscape & Settlement Character 
Field patterns, lanes, ridge and furrow, estate landscapes, 
approaches and settlement form can influence scale, layout 
and capacity. 

 

What will the council assess? 

 

• The significance and importance of affected heritage assets 

• The contribution made by setting, views and historic relationships 

• Direct physical effects and indirect changes to character or experience 

• Archaeological potential and whether evaluation is required 

• Historic landscape, settlement form, approaches and cumulative effects 

• Whether harm can be avoided or reduced through design and mitigation 

• Heritage benefits, public benefits, deliverability and long-term management 

 

Proximity to a heritage asset does not automatically make land unsuitable. The key issue is whether the 

site contributes to significance and whether an acceptable heritage-led development strategy can be 

delivered. 

 

  



 

What Makes a Strong Heritage Case? 

 

A strong heritage case does not simply list nearby designations. It explains why each relevant asset 

is important, how the land relates to it, what effects development may cause and how the proposal 

has been shaped to avoid or minimise harm. 

 

1. Identify the heritage baseline — Review the National Heritage List, conservation areas, local lists, the 

Historic Environment Record, historic maps and relevant planning evidence. 

 

2. Understand significance — Explain the architectural, archaeological, artistic or historic interest of each 

relevant asset and the features that contribute most to its importance. 

 

3. Assess setting and site contribution — Consider views, approaches, openness, landscape character, 

historic ownership, function and the way the asset is experienced. 

 

4. Prepare a realistic development concept — Locate development in the least sensitive areas and use scale, 

height, density, open space and landscaping to respond to the historic context. 

 

5. Avoid, minimise and mitigate harm — Retain important features, protect views, provide separation and 

explain any recording, archaeological or design measures required. 

 

6. Demonstrate benefits and deliverability — Identify heritage and public benefits, confirm that mitigation is 

practical and show that the residual development remains viable and capable of delivery. 

 

 

A strong heritage case does more than identify nearby assets: it explains significance, 

assesses the site-specific effect and shows how the scheme has responded. 

 

 

Is My Land Suitable for Development? 
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Heritage Evidence That Can Strengthen a Site 

 

The level of heritage work should be proportionate to the importance of the assets, the archaeological 

potential of the land and the stage of promotion. The objective is not to commission every possible report 

immediately, but to resolve matters that could materially affect capacity, timing or the council’s 

assessment. 

 

Heritage Constraints Appraisal 
An early appraisal can identify relevant assets, likely sensitivities 
and the parts of the site with the greatest development potential. 

Statement of Heritage Significance 
A proportionate statement explains why affected assets are 
important and the contribution made by their setting. 

Heritage Impact Assessment 
A detailed assessment can evaluate direct and setting effects, 
design alternatives, mitigation, residual harm and public benefits. 

Setting & Viewpoint Assessment 
Plans, photographs and verified views can test important 
approaches, visibility, openness, skyline effects and historic 
relationships. 

Archaeological Desk-Based Assessment 
A review of the Historic Environment Record, maps, aerial 
sources and previous work can establish archaeological 
potential. 

Geophysics & Trial Trenching 
Field evaluation can confirm whether buried remains are present 
and establish their date, extent, condition and significance. 

Historic Building & Landscape Assessment 
Specialist work can examine historic fabric, conservation area 
character, designed landscapes, field patterns and local 
distinctiveness. 

Heritage-Led Masterplan 
A concept plan can integrate separation, protected views, lower 
height, retained features, open space, landscape and 
archaeological mitigation. 

 

The strongest heritage evidence is targeted and design-led: it identifies the actual relationship 

between the site and the historic environment and shows how that evidence has shaped a deliverable 

scheme. 

 

  



 

How Heritage Is Assessed Through Planning 

 

Heritage work normally develops in stages as the planning strategy becomes more detailed. The 

precise sequence varies by site, but the process commonly includes the following steps. 

 

1. Baseline review — Identify designated assets, conservation areas, local heritage assets, archaeological 

records, historic mapping and relevant Local Plan evidence. 

 

2. Site and context appraisal — Visit the land and affected assets to understand views, approaches, topography, 

vegetation, settlement character and historic relationships. 

 

3. Significance and setting assessment — Establish why the assets are important and whether the site makes a 

positive, neutral or harmful contribution to their significance. 

 

4. Archaeological assessment — Where potential exists, undertake a desk-based assessment and any 

proportionate geophysical survey, field evaluation or specialist investigation. 

 

5. Masterplan response — Adjust development areas, height, density, access, open space, landscaping and 

retained views to avoid or reduce heritage effects. 

 

6. Planning evidence — Submit a proportionate Heritage Statement, Heritage Impact Assessment or 

archaeological report with the Local Plan representation or planning application. 

 

7. Consents and implementation — Address planning conditions, listed building consent, archaeological recording, 

written schemes of investigation and long-term management where required. 

 

 

Heritage assessment should inform the development strategy - not simply be used to 

justify a layout that has already been fixed. 

 

 

Read: Landscape & Development Land Guide 

 

 

Read: Planning Policy & Development Land Guide 
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What If the Council Raises Heritage as a Constraint? 

 

A council may raise heritage as a concern because land lies near a listed building, conservation area, 

scheduled monument, registered landscape or area of archaeological potential. A high-level 

screening conclusion should be tested against the actual significance of the asset and the site-

specific contribution made by the land. 

The first step is to identify the precise heritage issue. A nearby designation may have little meaningful 

relationship with the site, while a less obvious historic view, field pattern or archaeological interest 

may be more important. Proportionate specialist evidence can distinguish a manageable design 

consideration from a fundamental constraint. 

 

A focused response can include: 

 

• Reviewing the council’s assessment and identifying factual or methodological errors 

• Consulting the Historic Environment Record and commissioning targeted evidence 

• Revising the development area, height, density, access or landscape framework 

• Preparing verified views or setting analysis where visual relationships are disputed 

• Demonstrating archaeological mitigation, preservation or recording where appropriate 

• Submitting updated evidence through Local Plan representations or a planning application 

 

Evidence can materially change the assessment 

 

Heritage effects are often more nuanced than a designation map suggests. Intervening 

development, topography, mature vegetation, settlement form and historic evidence may show 

that land makes little contribution to an asset’s significance. Equally, a genuine sensitivity may be 

capable of being retained within open space or addressed through a revised layout. The response 

should explain the realistic effect on development capacity. 

 

A heritage concern should be understood and tested through evidence - not treated 

automatically as the end of the site’s prospects. 

 

 

  



 

How Can Heritage Affect Land Value? 

 

Heritage can affect land value where it reduces the net developable area, requires lower density or 

building heights, creates additional professional and archaeological costs or increases the time and 

uncertainty associated with planning. The effect depends on the importance of the assets and the 

degree to which the land contributes to their significance. 

Heritage can also create value. Historic buildings, mature landscapes, attractive views, retained 

walls, parkland and a strong sense of place can improve the quality and marketability of a 

development. Early evidence can turn an uncertain constraint into defined design parameters, 

mitigation measures and realistic costs. 

 

The value outcome is site-specific 

 

The effect on value depends on the developable area, required separation, design response, 

archaeological work, conversion or repair costs, planning programme and the potential for heritage-

led placemaking. A landowner should not assume that a nearby listed building either prevents 

development or has no effect at all. 

 

Understand the heritage position before agreeing terms 

 

Before selling or entering into an option or promotion agreement, it is sensible to establish whether 

heritage could materially affect capacity, timing or abnormal costs. A purchaser may otherwise apply 

a cautious discount for unresolved risk, while a well-evidenced heritage strategy can provide greater 

confidence about what can realistically be achieved. 

 

 

The important question is not simply how close the site is to a heritage asset, but how the 

land contributes to significance and what development remains realistically achievable. 

 

 

Find Out What Your Land May Be Worth 
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How Value My Land Can Help 

 

Value My Land can review the heritage position as part of a wider development potential assessment 

and coordinate specialist heritage and archaeological work where it is needed. The aim is to identify 

genuine constraints early and incorporate them into a planning and promotion strategy rather than 

allowing broad assumptions to reduce the site’s prospects. 

 

Initial Heritage & Development Review 
We review nearby designations, local heritage information, 
archaeological potential and the wider planning context at a 
proportionate level. 

Heritage-Led Site Promotion 
We can explain the heritage position within a Call for Sites 
submission, Local Plan representation or development 
strategy. 

Technical Team Management 
Where specialist evidence is needed, we can coordinate 
heritage consultants, archaeologists, landscape advisers, 
architects and masterplanners. 

Local Plan Representations 
If heritage is cited as a reason to discount a site, we can 
prepare an evidence-led response and submit updated 
material at the appropriate stage. 

Masterplan & Planning Strategy 
We can help integrate significance, setting, views, 
archaeology, mitigation and public benefits into a realistic 
development framework. 

Landowner-Focused Approach 
The strategy is matched to the site and stage of promotion, 
avoiding unnecessary work while addressing matters that 
could affect value or delivery. 

 

Promotion Agreements 

 

Where we enter into a Promotion Agreement, we fund and manage the agreed planning process at our own 

cost and risk. This can include proportionate heritage assessments, archaeological investigations, 

masterplanning and specialist advice required to support the planning strategy. If planning permission is not 

secured, the agreed promotion costs are written off. 

 

The landowner retains ownership and control of the land throughout the promotion process. Because our 

return is linked to the sale proceeds, our objective is aligned with securing a deliverable planning position and 

maximising the value achieved for the land. 

 

 

Request a Free Development Potential Assessment 
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Could Heritage Affect Your Development 

Land? 

If you own land and want to understand whether listed buildings, conservation areas, 

archaeology or historic landscape considerations could affect its development potential, 

contact Value My Land for a free, no-obligation initial assessment. 

 

aluemyland.com 

Telephone: 0800 061 4006 

Email: info@valuemyland.com 

www.valuemyland.com 

 

 

 

 

 

Delivering Sustainable Development 

Further reading: Heritage & Development Land Guide  |  Landscape & Development Land Guide  |  Planning Policy Guide  |  Is My Land Suitable? 

valuemyland.com/heritage-and-development-land 
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