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Executive Summary
Soul Architects and Humble Heritage Ltd produced this Heritage Statement in December 2020. This
assessment is intended to inform and accompany a planning application for the construction of a number
of social housing units in land adjacent to Farm Cottage (sometimes referred to as ‘Fishpond Cottage’).
Farm Cottage will be retained.
This Heritage Statement presents the history of Farm Cottage and assesses the question of the house’s
inherent level of heritage significance. This is an important question as buildings with little or no heritage
significance are not regarded as heritage assets in the planning system. The Heritage Statement also
addresses a number of suggestions that have been made by others regarding the date and function of
Farm Cottage and evaluates the evidence for these.
Historic maps show it to have been built after 1830 and before 1845. It replaced an earlier building on the
site that was positioned at right-angles to the orientation of Farm Cottage. There is no reason to doubt the
evidence of the earlier map, and it is unremarkable that Farm Cottage replaced an earlier building, that may
have been up to 30 years old or so.
Farm Cottage was recorded in 1845 as one of 205 properties (in the parish) owned by the Bramcote Hills
estate, the former stately home once located on the opposite side of Ilkeston Road and home to the
principal landowner in the district. There is no evidence to suggest that there was any special function
fulfilled by Farm Cottage beyond being one of many properties owned and leased out by the estate in the
area. Census records strongly indicate that the inhabitants of Farm Cottage were small-scale tenant
farmers, which is confirmed by other written sources.
Farm Cottage’s level of heritage significance is limited by several considerations. The farmstead is
incomplete as the adjacent agricultural building was demolished in the mid-twentieth century. The plot
boundaries have been altered and the surrounding farmland has been lost, meaning that its original use is
not readily apparent. It is relatively late in date. It scores poorly in the criteria suggested by Historic England
for assessing the significance of traditional farmsteads. It has no demonstrable historical associations, and
it is architecturally plain with the only elaboration being a dentil eaves course, which is a common feature
of Victorian buildings. Internal historical features are lacking, and the interior has been modernised. The
poor state of repair of the house further detracts from its level of significance.
The proposals will result in change to the setting of Farm Cottage, though Farm Cottage itself will be
retained. However, the proposals will not affect any aspect of the setting of Farm Cottage that contributes
to its heritage significance or the ability to appreciate its significance. There will therefore be no harm to the
heritage significance of Farm Cottage.
Whether Farm Cottage is identified as a non-designated heritage asset is a decision for the local planning
authority. It is the opinion of this assessment that it does not meet the required level of heritage significance.
It has only a little heritage significance, which is insufficient for it to constitute a heritage asset according to
government guidance. If it is not considered to be a heritage asset, no further consideration will required
during the planning process to historic environment policy.
If Farm Cottage is identified as a non-designated heritage asset, to be in accordance with the relevant
provisions of the National Planning Policy Framework a 'balanced judgement' be taken. Given the
negligible/very low level of heritage significance involved, the lack of harm to heritage significance and the
public benefits of increased provision of social housing, it would be reasonable for a balanced decision to
be made in favour of the proposed development.
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Introduction and Methodology

1.1

This Updated Heritage Statement has been prepared by Carl Andrews of Soul Architects and
Dave Pinnock (BA, MA) of Humble Heritage Ltd, on behalf of Broxtowe Borough Council and
was produced during December 2020. This assessment considers the inherent level of heritage
significance of the existing house and the potential heritage impact of the proposals. It is based
on a previous advisory Heritage Statement prepared to inform the applicant but includes
additional information.

1.2

The aims of this report are to:
• Inform the owner with respect to the potential heritage implications of the proposal.
• To provide a tool to help the planning authority to understand the development of the
site, its level of heritage significance, and the heritage impact on them of the proposed
development.
• To satisfy the requirement of paragraph 189 of the National Planning Policy
Framework, which indicates that applicants should provide a description of the
significance of any heritage assets affected by their proposals.

1.3

This assessment has been informed by a site visit in March 2020, which included an
examination of the fabric of the building, analysis of historic maps of the area, a review of known
information about the site (including the recent entry in the Nottinghamshire Historic
Environment Record), and additional research. A list of sources consulted is included at the
end of this report.
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Heritage Planning Context
General

2.1

There are no nearby designated heritage assets that will be affected by the proposals and the site
is not within or close to a conservation area. Farm Cottage is an historic building of pre-twentieth
century origin, located within an area of existing social housing with an area of public open space
to the west.

2.2

On the northeast side of the Ilkeston Road is a public park, formerly the landscaped gardens of
a now-demolished mansion called Bramcote Hills, which are not designated. Farm Cottage
occupies a large plot, mainly laid to gardens with a large modern timber shed adjacent. The
application site includes a grassed area to the west of the house plot.

2.3

Farm Cottage is not designated and has never previously been identified as a non-designated
heritage asset. There is no ‘local list’ of heritage assets. The house is not recorded in the
Historic England Archive. Following publicity of the local authority’s intention to redevelop the
site, Farm Cottage was proposed to be added to the Nottinghamshire Historic Environment
Record (HER number: MNT27254).

2.4

The main aim of this Heritage Statement is to establish if Farm Cottage has a sufficient level of
heritage significance to constitute a heritage asset, and if so, to assess the level and nature of
that significance and any harm that might arise from the proposed development.

Site location. Farm Cottage shown in red and possible application site in blue

Legislation, planning policy and guidance
2.5

If it meets the required level of heritage significance, Farm Cottage could be identified as a nondesignated heritage asset in terms of the National Planning Policy Framework (NPPF) by the
local planning authority, although it has not yet been so identified. In the NPPF a heritage asset
is a broad category that includes 'designated heritage assets and assets identified by the local
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planning authority (including local listing).' (NPPF, Annexe 2: Glossary). Non-designated
heritage assets can be identified through several different avenues as described in the
government’s Planning Policy Guidance (see below).
2.6

In the planning process, an historic building may not meet the required level of heritage
significance to be regarded as a heritage asset. In such cases, the building is not subject to
any of the historic environment provisions in the NPPF and specific consideration of the historic
environment plays no part in any planning decision.

2.7

The importance of identifying the significance of a heritage asset or possible heritage asset is
highlighted in the NPPF. The aim of heritage conservation is to sensitively manage change to
ensure that the significance of heritage assets is protected, and also revealed, reinforced and
enhanced, at every possible opportunity. In Annex 2 of the NPPF ‘significance’ is defined as
‘The value of a heritage asset to this and future generations because of its heritage interest.
That interest may be archaeological, architectural, artistic or historic. Significance derives not
only from a heritage asset’s physical presence, but also from its setting’.

2.8

The NPPF requires in the case of all heritage assets, designated or otherwise, that local
planning authorities should take into account 'the desirability of sustaining and enhancing the
significance of such heritage assets and of putting them to viable uses consistent with their
conservation' (NPPF 2019 paragraph 192a).

2.9

In contrast to designated heritage assets, the NPPF does not require planning authorities to
give 'great weight' to the conservation of non-designated heritage assets or that harm requires
‘clear and convincing justification’. Instead, the 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 applications that affect 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.’ (NPPF paragraph
197).

2.10

The requirement for a ‘balanced judgement’ is a considerably lower test than that required for
designated heritage assets, and it also allows for the comparative level of significance of a nondesignated heritage asset to be part of the consideration. Non-designated heritage assets of a
lower level of heritage significance will weigh less heavily in any decision than those with a high
level of heritage significance.

2.11

The government’s Planning Policy Guidance makes it clear that the poor condition of a heritage
asset can be taken into account in planning decisions:
‘Should the deteriorated state of a heritage asset be taken into account in reaching a decision
on an application?
Disrepair and damage and their impact on viability can be a material consideration in deciding
an application. However, where there is evidence of deliberate damage to or neglect of a
heritage asset in the hope of making consent or permission easier to gain the local planning
authority should disregard the deteriorated state of the asset in any decision (National Planning
Policy Framework paragraph 191).’ (PPG Paragraph: 014 Reference ID: 18a-014-20190723).

2.12

The Broxtowe Part 1 Local Plan: Core Strategy (adopted 2014) recognises the importance of
non-designated heritage assets, in line with the provisions in the NPPF (Policy 11, justification
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paragraph 3.11.1). It contains no criteria for the identification of non-designated heritage assets
and there was no local list at the time of the local plan’s adoption, although it was noted that
‘The production of local lists of heritage assets will be considered’ (Policy 11, justification
paragraph 3.11.8).
2.13

Part 2 of Broxtowe’s Local Plan was adopted in 2019. Policy 23 is concerned with Proposals
affecting Designated and Non-Designated Heritage Assets. It states that Heritage Statements
should accompany all applications relating to heritage assets. It also refers to ‘support for a
local list’ and ‘general support for a policy on non-designated heritage assets’ (Policy 23,
justification paragraph 23.7). There is as yet no local list or published criteria for the
identification of non-designated heritage assets in Broxtowe.

2.14

The government’s Planning Policy Guidance states that there are a number of ways that nondesignated heritage assets can be identified:
‘There are a number of processes through which non-designated heritage assets may be
identified, including the local and neighbourhood plan-making processes and conservation area
appraisals and reviews’. (PPG Paragraph: 040 Reference ID: 18a-040-20190723).

2.15

However it also makes clear that ‘In some cases, local planning authorities may also identify
non-designated heritage assets as part of the decision-making process on planning
applications…’. It further states that: ‘Irrespective of how they are identified, it is important that
the decisions to identify them as non-designated heritage assets are based on sound evidence.’

2.16

The governments Planning Practice Guidance states the basic principle to guide the
identification of non-designated heritage assets:
‘A substantial majority of buildings have little or no heritage significance and thus do not
constitute heritage assets. Only a minority have enough heritage significance to merit
identification as non-designated heritage assets.’ (PPG Paragraph: 039 Reference ID: 18a039-20190723).

2.17

It is therefore a matter for the local planning authority to decide if Farm Cottage meets a
sufficient level of heritage significance to be identified as a non-designated heritage asset, and
any such identification should be made on sound evidence. Note that ‘little’ heritage significance
is considered in government guidance to be insufficient to merit identification as a heritage
asset.

2.18

As the application will not affect the physical fabric of Farm Cottage, any impact will be through
changes to its setting. All heritage assets have a setting, irrespective of the form in which they
survive and whether they are designated or not (Planning Practice Guidance Paragraph: 013).
Setting is defined in the National Planning Policy Framework (NPPF) 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' (NPPF, Annex 2: Glossary)

2.19

Historic England's guidance on setting expands upon the NPPF's definition, and makes clear
that although visual relationships are key, other factors can play a role and that the historic
relationship between places can also be a consideration:
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'The extent and importance of setting is often expressed by reference to visual considerations.
Although views of or from an asset will play an important part, the way in which we experience
an asset in its setting is also influenced by other environmental factors such as noise, dust and
vibration from other land uses in the vicinity, and by our understanding of the historic
relationship between places. For example, buildings that are in close proximity but are not
visible from each other may have a historic or aesthetic connection that amplifies the
experience of the significance of each.' (Historic England 2017, 2).
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3

History of Farm Cottage

3.1

Understanding accurately the history of Farm Cottage is important for assessing its level of
heritage significance. Two aspects are of interest, its date of construction and the linked
questions of its role/function and if there was any special historical connection to the nearby
Bramcote Hills estate. These questions will be addressed in turn below. Since any judgements
about the level of heritage significance need to be made based upon sound evidence, the
discussion will make clear what is certain, what is likely, what is conjectural and what lacks
supporting evidence.

3.2

Throughout this report, the name ‘Farm Cottage’ is used, a name first recorded in the mid-twentieth
century on the 1955 1:1250 Ordnance Survey map and used on all subsequent editions of the
Ordnance Survey map up to and including the present map. (No other name was used on earlier
Ordnance Survey maps.) The former resident, in his newspaper interview in 1999, also called his
house ‘Farm Cottage’.

3.3

The name ‘Fishpond Cottage, 51 Ilkeston Road’ is used for the house by Broxtowe Borough
Council on their planning website and consequently the name ‘Fishpond Cottage’ has sometimes
been employed by others during discussion regarding this proposed development. The reason for
this is unclear as it is not the established name of the building. It introduces unnecessary confusion
to historical discussion; ‘Fishpond Cottages’ was the name recorded by the Ordnance Survey on
the 1955 map for the two terraced cottages to the west of Farm Cottage, which have since been
demolished.

3.4

Whether sticking with the incorrect ‘official’ name recorded by Broxtowe’s planning system, or
using the correct, historically attested name is more, or less, confusing (or valid) is moot. This
report will use ‘Farm Cottage’ to avoid confusion when discussing the history of the site.

Age of Farm Cottage
General
3.5

There are no diagnostic architectural features with which to date Farm Cottage. There are no
known records of the construction of Farm Cottage, no known contemporary written accounts that
mention it, or any other written evidence until the 1845 tithe apportionment and its accompanying
map. The 1845 map is the earliest known map depiction of Farm Cottage and the accompanying
record the earliest known written reference. There are two earlier maps that do not show Farm
Cottage dated 1815/16 and 1835 (surveyed in 1830-34), leading to the conclusion that Farm
Cottage was built between 1830 (at the earliest) and 1845. The 1830-34 map shows a different
building on the same site, which is orientated at right-angles to the future Farm Cottage.

3.6

A first series Ordnance Survey one inch map shows what appears to be Farm Cottage, though the
smaller-scale depiction is somewhat unclear. However, the date of the map is unknown despite its
apparent publication date of 1836. The first series maps were revised at various unrecorded
intervals and the original publication date was not revised to reflect later changes. This is a wellestablished academic fact, in this case supported by evidence within the map itself which shows
features that had not yet been built or even surveyed in 1836. It renders the map useless for
establishing the date of Farm Cottage. See table below for summary of the known early maps that
show the site of Farm Cottage:
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(published/surveyed)
1815/16 (?/?)

1835 (1835/1830-34)

1845 (1846/1845)

‘1836’ (?/?)

1885 (1885/1878-82)

11

Cartographer

Scale

Farm Cottage
shown?
No

Ordnance
Survey (‘Henry
Stevens’)
George
Sanderson

2 inches to
1 mile
2¼ inches
to 1 mile

No – a different
building with
different orientation
is shown

Tithe
apportionment
map by S H
Surplice,
Beeston
Ordnance
Survey old
series

1 inch to 4
chains (20
inches to 1
mile)

Yes

1 inch to 1
mile

Yes, but date of
survey is not known

Ordnance
Survey

25 inches
to 1 mile

Yes

Notes
One of the Ordnance Survey preliminary
drawings, described by the British Library
as ‘unparalleled in its accuracy.’
Highly respected cartographer with
multiple government commissions. Map
described by the Nottinghamshire Local
History Associations as ‘a masterpiece of
cartography.’
Despite the large scale, there is no
detailed view of Farm Cottage as this was
not the purpose of these maps.
Nonetheless we can be reasonably
confident that this shows Farm Cottage.
Date of publication unknown. The date on
these maps was not changed when the
sheets were revised (see Harley 1964,
Smith 1988). This map shows features
that had not yet been surveyed or built in
1836, so must post-date its apparent
publication date. Probably shows the site
between c.1837/8 and 1845.
First detailed depiction of Farm Cottage

Table summarising the map evidence for the age of Farm Cottage

3.7

It has been suggested that one or both of the early maps (1815/16 and 1835) are inaccurate. While
any map can be found to contain inaccuracies, both maps are by highly respected cartographers
not known for making errors. It is not legitimate to dismiss what is shown on a historic map solely
because it might be inaccurate. There must be a credible and robust reason to doubt the accuracy
of a particular feature shown (or not shown) on a map, otherwise no historic map could ever be
considered valid for historical research.

3.8

Inaccuracies in historic maps can be established by the existence of contrary evidence (an earlier
map, or a written description or other reference), or by some other compelling reason (perhaps
something in the map depiction is inherently improbable or the relevant building fabric today is
clearly of an different date than shown on historic maps). No such reasons exist in this case. There
are no known earlier drawn or written references to Farm Cottage to contradict the two maps. The
depictions of the area arouse no particular suspicions that might lead their accuracy to be queried.
There are no architectural features that would suggest the house is earlier in origin.

3.9

For Farm Cottage to be of eighteenth century date (which has been suggested) both the 1815/16
map (drawn by the Ordnance Survey) and the 1835 map by George Sanderson (an independent
but well-respected cartographer) would need to be shown to be incorrect. But in the absence of
any evidence to the contrary, it is the opinion of this report that it is highly improbable that either
map is inaccurate, let alone both. It is in fact most likely that both maps are accurate and that Farm
Cottage dates to between 1830 and 1845.
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The 1815/16 Ordnance Survey map

1815/16 Ordnance Survey preliminary sketch showing the vicinity. Note red ink showing buildings

1815/16 detailed extract showing the approximate future site of Farm Cottage (pink). There are no features shown
there of any colour ink
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3.10

The map is an early Ordnance Survey drawing in the archives of the British Library and available
for consultation online. The contemporary pencil notes on the map state that it was made at a two
inch to one mile scale and the date of in 1815/16 is given. It is not known if this was the date of
survey or the date that the fair copy was produced but it is not important. The map shows the
situation in 1815/16 or a little earlier, and is definitely earlier than the next available map. (The
1815/16 map is sometimes attributed to Henry Stevens. It is unclear on what basis the attribution
is made. The key fact is that this is a product of the Ordnance Survey.)

3.11

The map is one of 351 of the original preliminary drawings in the possession of the British Library
made by the Board of Ordnance surveyors between the 1780s and 1840. They cover most of
England south of a line between Liverpool and Hull. The preliminary drawings went on to form the
basis of the first series one inch to 1 mile Ordnance Survey maps, but were themselves often
drawn at a larger scale providing more detail (this example is drawn at two inches to 1 mile). The
British Library states that ‘Together, they present a picture of Regency England and Wales
unparalleled in its accuracy.’
(http://www.bl.uk/onlinegallery/onlineex/ordsurvdraw/curatorintro23261.html)

3.12

The map does not show any buildings at the future location of Farm Cottage. This is particularly
clear because the 1815/16 map uses red ink to distinguish buildings just as the first published
large-scale Ordnance Survey maps do, but in fact, there are no features in any colour ink at the
future site of Farm Cottage.

3.13

On the map the red ink has in some cases faded to dark pink or reddish brown. In the part of the
map near to the Farm Cottage site, which is the most relevant for establishing the degree of fading
in this specific area of the map, there do not seem to be any instances where the red ink is no
longer distinguishable. This can be seen in the comparison with the 1885 Ordnance Survey map
shown below/overleaf.
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Comparison of the 1815/16 map and the 1885 Ordnance Survey map. All of the red ink on the 1815/16 map appears
to be visible in this area.
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3.14

A hook-shaped feature to the northwest of the future site of Farm Cottage is similar to the hookshaped plantation/copse of trees shown on Sanderson’s 1835 map (see comparison of the two
maps below). The ‘hook’ is orientated the same way, the plantation is of similar size and
relationship to the road and other boundaries, and on both maps the manner of depiction is
consistent with other plantations of trees. Given that it is an unusually shaped plantation and might
be expected to draw the attention of the map-makers as a local landmark it is reasonable to
conclude that it is the same copse of trees shown on both maps.

3.15

There is a seemingly separate feature attached to the north of the hook-shaped plantation on the
1815/16 map though the map copy is very unclear at this point. This may be part of the plantation
or might be a pond (or even a building if we accept that the red ink has faded to the point that it is
virtually indistinguishable from black ink). Crucially though, in the event that this was a building, it
is in completely the wrong position to have been Farm Cottage. It would mean that an Ordnance
Survey surveyor has located a building on completely the wrong side of a distinctive copse of trees,
potentially hundreds of metres from its true location, which is unlikely.

3.16

There is no specific reason to doubt the evidence of the 1815/16 Ordnance Survey map. The map
is not contradicted by any prior mapping or written evidence. The map is considered by the British
Library to be generally ‘unparalleled in its accuracy’. There is no evidence of red ink fading to the
point where it is indistinguishable on this part of the map. Even if it had faded, there is no feature
shown at the future location of Farm Cottage, unless we also accept an extremely unlikely gross
error on the part of the surveyor. It is the opinion of this report that Farm Cottage was not present
when the 1815/16 map was surveyed.
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The 1835 Sanderson map (surveyed 1830-34)

1835 Sanderson map, surveyed in 1830-34. Future site of Farm Cottage indicated (pink) but occupied by an earlier
building on a different orientation

3.17

George Sanderson’s ‘Map of the Country Twenty Miles around Mansfield’ was published in 1835
and shows that site as it appeared in 1830-34 when the map was surveyed. The map is at the
scale of 2¼ inches to 1 mile, which is a relatively large scale and is enough for the orientation of
buildings to be capable of accurate depiction even if their other details are not clear.

3.18

The previous building that occupied the future site of Farm Cottage is clearly depicted and has an
opposite orientation to the future Farm Cottage (see the comparison with the 1845 tithe
apportionment map below). Farm Cottage is positioned with its long axis parallel to the street
frontage, while the 1830-34 building has the opposite orientation, with its gable end facing the
street. Unless there is reason to doubt the accuracy of the map this is self-evidently a different
building.

3.19

George Sanderson was a highly respected cartographer by contemporaries and by modern
scholars and researchers and there is no reason to doubt his competence. Professor Charles
Watkins of the University of Nottingham states that Sanderson surveyed and mapped enclosure
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awards, produced several tithe maps and published a Parish and Poor Law Union Map of the
County of Nottingham, following the Poor Law Amendment Act of 1834 (Watkins 2019). Sanderson
was entrusted with important government commissions, which would be unlikely if he was prone
to making grave mapping errors.
3.20

The author of Nottinghamshire’s Historic Landscape Characterisation project has studied the
Sanderson map more closely than most and Sanderson’s map provided the key point of reference
in time for much of the county in the study. He notes that this map:
‘…depicts the landscape, and particularly field boundaries, in considerable and accurate detail.
A standard source for local history in Nottinghamshire, copies are available at the County
Archives Office and most local studies libraries.’
And that:
‘Sanderson was a noted surveyor who worked on enclosure and tithe awards, and for the
Ordnance Survey. In making his map he clearly drew on this work and other contemporary and
earlier parish and estate maps. This map is directly comparable to modern mapping in scale,
standards and to some degree conventions. Past experience of using it as a source in routine
casework on planning issues and for a variety of research purposes, had shown that it is
directly comparable to present-day Ordnance Survey 1:25,000 maps (2.5 inches to 1 mile).’
(Bishop 2000, 4 and 17 [emphasis added]).

3.21

Other similarly high opinions of George Sanderson’s skill are not hard to find: The Nottinghamshire
Local History Association describes his 1835 map as ‘a masterpiece of cartography’. In the
introduction to the reprint of his map by Nottingham and Derbyshire County Councils in 2001,
Sanderson is described as a ‘very professional and painstaking surveyor’ and the map as an
‘invaluable record’ and a ‘remarkable map’. ’The landscape archaeology blog by a researcher at
York University ‘W.G. Hoskins and the Making of the English Landscape’ describes it as ‘fantastic’,
‘beautifully drawn’. The Bingham Heritage Trails Association charity note that his map ‘has been
shown by modern experts to have been particularly accurate’
(Nottingham Local History Association Newsletter Vol.2, Issue 6, Feb 2016; Nottingham and
Derbyshire County Council 2001 ‘Sanderson’s map: Twenty miles around Mansfield 1835’;
https://hoskins-england.blogspot.com/2013/02/; http://www.binghamheritage.org.uk/).

3.22

Sanderson’s high reputation rules out an a priori assumption that his map is wrong and it is
legitimate to assume his map is correct. There is no evidence that contradicts Sanderson’s map,
and no other reason to doubt the accuracy of its depiction of this building. There is no ambiguity in
the depiction of the earlier building. In order for the map to be in error we would have to assume
that Sanderson had mis-drawn Farm Cottage by 90 degrees, which given his acknowledged
expertise is unlikely.

3.23

There is nothing inherently unlikely about the presence of an earlier building. It could have been
built anytime after c.1815/16 (or whenever that map was surveyed, which could be earlier) and
before 1845 meaning that it potentially stood for up to thirty years or more before being replaced.
Multiple, plausible, explanations are possible for the demolition of a building after thirty years or so.
Perhaps it was a poorly-built structure that collapsed; perhaps it was a timber agricultural building
with a limited lifespan; perhaps the landowner felt that a different building would be more profitable,
maybe following closure of the starchworks.
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3.24

It is not necessary to prove any of these hypotheses, just to note that they are perfectly realistic,
and others could no doubt be suggested that are equally realistic. The notion of replacing one
building with another was as commonplace in the nineteenth century as it is today, for many of the
same reasons. The key observation is that it is unremarkable for there to have been a different
building on the site before Farm Cottage was built and this is not a reason to question the accuracy
of Sanderson’s map.

3.25

As with the earlier map, there is no specific reason to doubt the evidence of the 1835 Sanderson
map. The map is not contradicted by earlier mapping or written evidence. The map is considered
by multiple academic and local history sources to be reliable, accurate, comparable to modern
mapping and even ‘a masterpiece of cartography’. Sanderson was entrusted with multiple
government commissions. This cartographer was not prone to making errors, so there is no
justification in assuming, without any supporting evidence, that he made an error with Farm
Cottage.

3.26

It is the opinion of this report that Farm Cottage was not present when the 1835 map was surveyed
in 1830-4 because the map is a reliable record. Instead there was an earlier building at the site on
a different orientation. That building was built after the map of 1815/16 and was demolished prior
to the construction of Farm Cottage sometime before 1845.

1845 Tithe Apportionment document and map

1845 tithe map (published 1846). The earliest map depiction of Farm Cottage (pink)
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3.27

This is the first map to show Farm Cottage. The map and apportionment reflects the situation at
the time of survey in 1845 (The National Archives no. Tithe file: IR 18/7344). The National Archives
record its publication date as 1846, though sometimes the date of 1847 is given.

3.28

The tithe map shows Farm Cottage in somewhat simplified form, but tithe maps were not intended
to be an accurate record of the detailed form of buildings. Its footprint is sufficiently similar to the
first depiction of Farm Cottage by the Ordnance Survey in 1885, and sufficiently different from the
building shown on the Sanderson map of 1835, to be reasonably sure that Farm Cottage was built
sometime between 1830 (the earliest possible date for Sanderson’s survey) and 1845.

3.29

The graphic below shows a comparison of all the maps discussed so far, showing the features
they share in common and their respective depictions of the site of Farm Cottage:
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Comparison of the early map depictions of the site of Farm Cottage
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The ‘1836’ old series 1 inch to 1 mile Ordnance Survey map

‘1836’ old series 1 inch to 1 mile Ordnance Survey map (publication and survey date unknown). It probably shows
Farm Cottage (pink) rather than the earlier building shown on Sanderson’s map, but the depiction is not very clear due
to the smaller scale of the map
(https://www.visionofbritain.org.uk/maps/sheet/first_edition/lm_71)

The date of 1836 (bottom right) was not changed when the sheets were revised…

… and in this case, the Midland Counties Railway was not surveyed until 1837 and construction did not start until 1838.
It is therefore unlikely that this map was published before 1837/8.
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3.30

A one inch to 1 mile map was published by the Ordnance Survey, as part of the so-called ‘old
series’ of one inch Ordnance Survey maps and shows what is probably Farm Cottage rather
than the earlier building, although it is hard to be sure of the orientation given the smaller scale
of this map. Unfortunately this map cannot be relied upon to date Farm Cottage as, despite the
1836 date printed on the map, this series of maps were frequently revised and the original date
was not updated at the time of each revision – in principle this map could show the site many
years after 1836. This is a well-attested fact about this series of maps and renders the map
useless as evidence for the date of Farm Cottage. (There may once have been separate
records of the dates of revision but unfortunately the Ordnance Survey records were destroyed
during a wartime bombing raid (Harley 1964).)

3.31

As Harley states in the classic researcher’s guide on the subject, The Historian’s Guide to
Ordnance Survey Maps:
The problem with the series, however, is that the date imprinted in the bottom margin of the
maps remains unchanged throughout the life of the copper plates irrespective of the
actual date of publication of the map. Thus a map published in the middle of the century may
carry a date of forty years earlier. (Harley 1964, 9) [emphasis added]

3.32

The unreliability of the date of the old series maps is confirmed in another standard reference
book on Ordnance Survey maps, Smith’s ‘Maps and Plans for the Local Historian or Collector.’
(Smith 1988)
‘The first Old Series printings quickly became out of date. However, demand soon exhausted
existing stocks. Before re-printing, copper plates were corrected and amended, particularly in
respect of railways. Revised sheets were not described as a new edition and the
publication date was not altered: consequently there may be many different versions of
individual Old Series sheets, depending on how many times a sheet was revised. The actual
printing date must be deduced from features such as town extent and the presence of
particular railways with all the dangers that involves.’ (Smith 1988, 102) [emphasis added].

3.33

There is internal evidence that the map does not date to 1836, exactly along the lines suggested
by Smith. The map includes the route of the Midland Counties Railway (MCR), which did not
receive parliamentary approval until 21 June 1836. The route was not surveyed until 1837 and
construction did not start until 1838. It only opened in 1839-40 (dates from Grace’s Guide
www.gracesguide.co.uk/ Midland_Counties_Railway).

3.34

It is very rare for maps to include features that do not yet exist. This is because it would be
embarrassing to include on a published map a feature that was not subsequently constructed,
especially so for the flagship first printing of an Ordnance Survey map. The map surveyors
would need to be reasonably certain that the feature would be built. Failed projects and revised
projects were common of in the early years of the railways and the project could easily have
failed or been subject to route revision, even after parliamentary approval in mid-1836.
Therefore it is likely that the map at least post-dates the surveying of the route in 1837 or the
start of construction in 1838. This in not definitive proof but it serves to reinforce the known fact
that the date printed on the map cannot be relied upon to date the actual survey or revision of
the map or the features shown on it.

3.35

The map shows the former starchworks, previously depicted by the Sanderson map of 1835.
Since the starchworks were absent (presumably demolished) on the 1845 tithe map it is
therefore probable that the ‘1836’ map was surveyed before the tithe map at a time when the
starchworks was still standing. However as this could have been at any point between
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(probably) 1837/8 and 1845, it does not assist with the question of the age of Farm Cottage or
allow us to refine the known range of between 1830 and 1845.
3.36

On the 1845 tithe apportionment and its map there is no indication of the function of Farm
Cottage. The house is shown in what is probably a simplified form. No outbuildings are shown,
although this does not necessarily mean there were no outbuildings as tithe apportionment
maps were not intended to be a detailed record of all buildings, only dwellings and land parcels.
The house is within an enclosed plot, which is quite large for the size of the house (compare
the still generous, but much smaller, plots of the pair of semi-detached cottages to the west).

3.37

The first map to show the house in detail is the 1885 1:2500 Ordnance Survey map. This shows
the L-shaped main house more-or-less as it appears today, along with a second building to the
south of the main house that is of a similar size and positioned very close to the house’s
southern corner. The latter was demolished between the maps of 1956 and 1967. The two
buildings together are of a similar scale to what is depicted as a single building on the 1845
map. Both buildings were probably present in 1845, especially as the evidence suggests that it
also functioned as a farmstead at that date, but this cannot be demonstrated for certain due to
the limitations of the 1845 map.

3.38

Without clear labels, it is difficult to interpret the function of buildings from map evidence alone.
However, Farm Cottage has an appearance consistent with being a farmstead and, as will be
discussed below, this is supported by contemporary written evidence. The second building’s
map depiction is consistent with a barn, byre or other animal shed with small pens or
subordinate buildings on its western end.

3.39

On the 1885 map the plot is divided into two main fields and a third, narrow, right-angled field.
The house has access to all three fields, while the barn has access to just two. This is consistent
with a small farmstead, possibly with the large field used for stock, the small field for a
farmhouse vegetable garden and the narrow, L-shaped field as an elongated yard (this is where
the water pump is located) combined with an enclosed driveway. This is of course hypothetical
and the precise use of the fields is not important, only that their depiction is consistent with the
interpretation that this was a farmstead.

3.40

The historic plot of Farm Cottage and its division into three fields survived until the early
twentieth century, but was gradually altered until it bears little relationship to the present-day
plot. The plot has been substantially truncated to the east. The division between the two main
fields has disappeared and a path to the front door and a corresponding street gate to the road
was added. The boundary to the west and south has been decreased in size and the corner
rounded-off. The plot today is garden-like in appearance, giving little indication of the
agricultural origin of the building.

3.41

Various strands of written evidence support the interpretation that Farm Cottage was a
farmstead. These records comprise:
•
•
•

The census returns from 1841, 1851 and 1861 cross referenced with the 1845 tithe
apportionment.
A sample of eight historic directories dating from 1832 to 1904;
A 1999 newspaper interview with the resident, who had lived at Farm Cottage since
1932 and was still resident in 1999 (Neighbourhood News, June 2-8 1999 ‘No place
like home…’).
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3.42

Individually the census evidence is strong, the historic directories and the residents interview
are relatively weak. However, combined with the map interpretation, the weight of evidence
strongly indicates that Farm Cottage was a farmstead.

3.43

Historical census records are notoriously difficult to work with unless the name of the resident
family is known in advance. Road names and house names/numbers can be different from the
present-day, or even different from the names recorded on contemporary maps, and are
frequently missing entirely. Fortunately, in the case of Farm Cottage it is possible to crossreference with the names recorded in the 1845 tithe apportionment records with a great deal of
certainty. Farm Cottage is clearly identified on the tithe map and is labelled (parcel 252) and
the name of its resident is recorded as ‘William Dean’. Additional assistance is provided by the
two semi-detached cottages that neighbour it to the west (parcels 253/4) that the tithe records
tell us were occupied by ‘William Shrewsbury’ and ‘Charles Genever’.

3.44

Having the name William Dean and the two other names for the immediately adjacent cottages,
it was possible to search the census for this area to see if there was a cluster of three
consecutive households with the same names (independent of whatever address details were
given in the census). This proved to be the case in all three census records that were examined
so the census records for Farm Cottage and the adjacent semi-detached cottages can be
identified with confidence. Even though the name ‘Farm Cottage’ is not used in the census
records there is little room for doubt as there is no chance that the same cluster of three named
households known from the tithe apportionment occurred by coincidence in three separate
censuses.

3.45

The 1841 census records ‘Ann Dean [aged 30], cottager Sherwin Lane’, with the immediate
neighbours ‘Charles Ginnever gardener, Sherwin Lane’ and ‘William Shrewsbury agricultural
labourer Sherwin Lane’. What is now Ilkeston Road seems to have been called Sherwin Lane
at this time (the Sherwin Family of Bramcote Hills were the main landowners and lived on the
opposite side of the road). Although William Dean is not noted, Ann Dean is present as a 30
year old cottager (at this date usually meaning a small-scale farmer, usually renting or leasing
their land). Later records show that William was Ann’s husband but he is not mentioned in 1841,
which could simply mean that he was absent elsewhere on census day.

3.46

In the 1851 census William Dean aged 50 (with wife Ann 43 and son 3) ‘Farmer’ lives at what
is now known as ‘24 Sherwin’s Lane’. (with Charles Genever ‘gardener’ at no.25, William
Shrewsbury ‘Labourer’ at no.26.) There is a minor discrepancy with Ann’s age (she is listed as
three years older than she ought to be if the 1841 census age was correct), but this is not
reason to doubt that this is the same Dean family.

3.47

In 1861, William was once again omitted, but Ann Dean aged 53 was head of household with
her son George (13) at what is now described as 3 Derby Road North. She is described as
‘farmer of 12 acres’. (William Shrewsbury is recorded at 4 Derby Road North, Charles Ginnever
at no.5.) Apart from the further change in the name of Ilkeston Road and the renumbering of
the houses, this remains the same neighbouring three households as recorded in 1841.

3.48

The 1841 census record does not mean that Farm Cottage had been built by that date. It might
have been, but the Dean family may also have been living in the earlier building shown on
Sanderson’s 1835 map.

3.49

The evidence of the 1841, 1851, and 1861 census records is strong when correlated with the
evidence of the 1845 tithe apportionment (see table below). The address of Farm Cottage was
recorded variously as ‘Sherwin Lane’, ‘24 Sherwin’s Lane’ and ‘3 Derby Road North’. For all
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that period Farm Cottage (or possibly its predecessor building in the case of the 1841 census)
was inhabited by the Dean family. The Deans are consistently described: ‘cottager’, ‘farmer’
and ‘farmer of 12 acres‘, all of which terms imply that Farm Cottage was a farmstead, probably
with Deans as small-scale farmers renting their land. The census records therefore indicate
that Farm Cottage was a modest farmstead, supporting the map evidence.
3.50

A sample of eight local historical directories dating from 1832 to 1904 were consulted to see if
there was any evidence to corroborate (or contradict) the evidence that Farm Cottage was a
farmstead. The search uncovered just one direct reference to the Dean family, with William
listed as a ‘farmer’ in the 1855 Post Office Directory of Derbyshire & Nottinghamshire. There
have always been a number of farmers listed in Bramcote (between three and seven,
depending on the year and the relevant directory’s definition of a ‘farmer’). There is no indication
that William Dean occupied a special role in terms of the Bramcote Hills estate. Some later
directories for example specifically record ‘Farm Bailiff to Mrs Sherwin’ or similar, but none of
the people listed in that way are ever listed as living at Farm Cottage.
•
•
•
•
•
•
•
•

1832 History, Gazetteer and Directory of Nottinghamshire
1855 Post Office Directory of Derbyshire & Nottinghamshire
1862 Wright's Nottingham Directory
1876 Post Office Directory of Nottinghamshire
1885 History, Gazetteer & Directory of Nottinghamshire
1891 Kelly's Directory of Derbys, Leics ... [Part 3 Nottinghamshire]
1894 Wright's Directory of Nottingham
1904 Kelly's Directory of Nottinghamshire
Date/record

Names

1841 census

Ann Dean

1845 tithe
apportionment and
map

William Dean

Address
recorded for
Farm Cottage
Sherwin Lane

Occupation

Notes

Cottager

May be Farm Cottage or may be
the earlier building shown by
Sanderson’s 1835 map

Map shows Farm
Cottage, which is
not named
(‘parcel 252’)

Tenant (no specific
occupation recorded)

1851 census

William Dean
and wife Ann

24 Sherwin’s
Lane

Farmer

1855 Post Office
Directory of
Derbyshire &
Nottinghamshire
1861 census

William Dean

-

Farmer

Ann Dean

3 Derby Road
North

Farmer of 12 acres

Neighbours are Charles
Ginnever and William
Shrewsbury
The map unambiguously shows
Farm Cottage
Neighbours are Charles
Genever and William
Shrewsbury
Neighbours are Charles
Genever and William
Shrewsbury
No address given, other than
‘Bramcote’ but can be assumed
to be the same William Dean
Neighbours are Charles
Ginnever and William
Shrewsbury

Table summarising the written evidence for the function of Farm Cottage

Relationship with Bramcote Hills
3.51

The tithe apportionment shows that John Sherwin Sherwin of Bramcote Hills owned the
farmstead of Farm Cottage, the neighbouring two semi-detached cottages, and all the
surrounding land. The Dean family rented their farmstead from Sherwin. However, in itself this
does not mean that there was any kind of special relationship with Bramcote Hills. The Sherwin
family was at that time the chief landholder in the area and owned 205 separate tithe
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apportionments (land and dwellings) in Bramcote parish alone in 1845, of which Farm Cottage
was just one.
3.52

There is no evidence from the tithe apportionments, census records and sampled historical
directories that the Dean family were anything but conventional tenant farmers of the Sherwin
family. It has been suggested that Farm Cottage was the home of the estate manager
(bailiff/factor or similar) for Bramcote Hills but, since no evidence for this has been seen, it
appears to be speculation based solely on the geographical proximity of the house to the
Bramcote Hills landscaped garden. It is unlikely that someone of the importance and social
stature of estate manager, working for the chief landowner of the district, would be consistently,
incorrectly described as a ‘cottager’ or ‘farmer [of 12 acres]’, which are the only written
descriptions known to have been used for the inhabitants of Farm Cottage.

3.53

In his 1999 newspaper interview, the then resident of Farm Cottage, remembered that ‘When
we first moved into the cottage [1932] it was called ‘Home Farm’. There were cowsheds and
pig sheds.’ It has been suggested the name ‘Home Farm’ as mentioned in the 1999 article,
should be taken as evidence that Farm Cottage was the home farm of the Bramcote Hills estate.
A home farm is generally understood to be part of a large country estate farmed directly by the
landowning family or a farm manager (often as a source of food for the estate household itself),
rather than being rented out to tenant farmers like the rest of the estate. Not only were the Dean
family tenants in the 19th C, contrary to the usual home farm practice, but there are a number
of fundamental problems with this hypothesis that render it implausible:
1.
the resident made no reference to any past or present relationship to Bramcote Hills or
function; and the name on its own is not proof. Grand names were often applied to rural
property in England, often to embellish or inflate the perceived importance of a house
or to give it an historical air. As with property names that incorporate ‘grange’ or ‘manor’,
it would be wrong to assume that the name ‘Home Farm’ actually means it was a home
farm without further evidence and there is no known supporting evidence, either for the
name or the function.
2.
The inherent drawbacks of oral history are well-studied and the interview with the
resident should not constitute strong evidence (e.g. Kirby 2008) and there is no
corroborating evidence from any other of the examined sources for the name ‘Home
Farm’.
3.
Farm Cottage is too small and modest to have been the farmhouse of a home farm.
Home Farms were often grand statements to impress visitors with the prosperity of the
landowner. At the very least, the scale of the buildings would have been large enough
to serve as the base for a substantial enterprise. Farm Cottage is a small house and
unlikely to be the kind of establishment built to serve as the heart of a home farm for
the largest landowner in the district. In addition, as far as can be seen from late
nineteenth century maps, the farmstead lacked the extensive agricultural ranges that
might be expected.
4.
The recorded size of the farmed land is too small. In the census of 1861 the Dean
household are reported as farming just 12 acres. The size of the buildings shown on
Ordnance Survey maps twenty years later are consistent with a farmstead of that scale.
It was – by the standards of the time – a modest landholding and certainly not of the
scale that would be expected of a home farm. For comparison, sizes of other recorded
Home Farms in the county are of a very different scale: 257 acres (plus 121 acres of
woods and plantations), 262 acres, 337 acres, 200-300 acres, 475 acres (Aley 1985).

3.54

The 1999 interview with the resident was explicit that, during his time at Farm Cottage from
1932, Farm Cottage was not part of the Bramcote Hills estate: ‘all the land across the road was
part of a huge private estate…’; ‘all the estate land … was acquired and is now in public use as
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Bramcote Hills Park’; ‘The estate land over the road was totally private with big walls all around
it.’ The resident’s father had previously worked for Bramcote Hills as a gardener, but at that
time he lived on the estate at Gardener’s Cottage, not at Farm Cottage: ‘His father was head
gardener at Hills Gardens and the family lived in Gardener’s Cottage on Coventry Lane’.
(Gardener’s Cottage as might be expected was within the estate boundary, situated inside the
estate’s walled garden. It was demolished in 2001.) When the resident lived at Farm Cottage
his family did not appear to have a special connection with the estate and his father then worked
as a foreman at a sand quarry and, just like the previous occupants in the nineteenth century,
the family were also small farmers, keeping chickens or turkeys, ducks, geese and pigs.
3.55

Naturally the resident’s reminiscences should be subject to the same caveats as his memory
of the name ‘Home Farm’, and relate to the early twentieth century rather than the nineteenth
century history of Farm Cottage. However, the key fact is that there is nothing to suggest Farm
Cottage was related to the Bramcote Hills estate at that time.

3.56

There is no known evidence that supports a special relationship between Farm Cottage and
Bramcote Hills, either as the home of a direct employee of the estate such as an estate manager
or as the home farm of the estate. It is the opinion of this report that the map evidence, the
census returns, the evidence of historic directories and the former resident’s interview, support
the conclusion that Farm Cottage was a small tenant farm; neither the farmstead itself or the
tenant farmers had any special connection to the Bramcote Hills estate, other than paying rent
to the estate along with many other properties and farmsteads in the district.

1885 Ordnance Survey map (1:2500). Present-day building shown in red. Note the agricultural range to the south of
Farm Cottage and the two linked cottages to the west. Ilkeston Road is here named Starch Lane, having previously
been Derby Road North and Sherwin or Sherwin’s Lane
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1901 Ordnance Survey map (1:2500). Present-day building shown in red

1914 Ordnance Survey map (1:2500). Present-day building shown in red

Soul Architects Limited, 13 Sparken Hill, Worksop, Nottinghamshire S80 1AX

■ 01909 500710

■ contact@soularchitects.co.uk

■www.soularchitects.co.uk

Farm Cottage, Bramcote

29

1938 Ordnance Survey map (1:2500). Present-day building shown in red. Starch Lane has become Ilkeston Road

1955 Ordnance Survey map (1:1250). Present-day building shown in red. For the first time, the name ‘Farm Cottage’
is used. Much of the land around Farm Cottage has been built up with local authority housing
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1967 Ordnance Survey map (1:1250). Present-day building shown in red. Most of the land formerly associated with
Farm Cottage has now been built on. The agricultural range has been demolished to the south of Farm Cottage, as
have Fishpond Cottages

Modern Ordnance Survey map (1:1250). Present-day building shown in red
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4

Assessment of Significance

4.1

Significance is the concept that underpins current conservation philosophy. The significance of
heritage assets is defined in the National Planning Policy Framework as, ‘The value of a
heritage asset to this and future generations because of its heritage interest. That interest may
be archaeological, architectural, artistic or historic. Significance derives not only from a heritage
asset’s physical presence, but also from its setting’.

4.2

Farm Cottage’s level of heritage significance is limited by several considerations:
•
•

•
•
•
•
•

•

•

Its mid nineteenth century date (1830 to 1845) is unremarkable, and former farmsteads of
this date are not a rare category of buildings.
The farmstead is incomplete. The linked agricultural range to the south of the house was
demolished in the mid-twentieth century, meaning that its original use is no longer legible
to visitors.
The house has been altered by the addition of a small modern offshot extension stands in
the place where the range was previously attached at the southern corner of the house.
The plot boundaries are different from those shown on the 1885 Ordnance Survey map,
and the size and shape of the plot is fundamentally altered.
Internal historical features are lacking and the interior has been modernised. There is no
trace of the cast iron range mentioned in the 1999 newspaper article.
It has no demonstrable historical associations. It is not known to have any special
connection to the nearby Bramcote Hills estate.
Farm Cottage is architecturally plain with the only elaboration being a dentil eaves course,
which is a common feature of Victorian buildings. The glazing is modern, with the previous
Yorkshire sliding sashes having been replaced in the early twenty-first century. There are
no internal or external architectural features of note and much of its historical character has
been lost.
Farm Cottage is in poor condition with numerous cracks visible in the external masonry, a
deteriorated roof structure and internal damage and neglect. Its poor condition detracts
from its level of significance.
The setting of Farm Cottage has been fundamentally altered. Its associated agricultural
building has been lost as have the neighbouring pair of semi-detached cottages. The land
around it – which may have been farmland worked by the inhabitants of the house – has
been lost due to the construction of the surrounding housing estate in the period after WWII.
Farm Cottage is a small farmhouse whose historic context has been lost.

4.3

Farm Cottage therefore has a negligible/very low level of heritage significance. It has no
architectural, archaeological, aesthetic interest or any known special historical associations.

4.4

In the absence of local planning policy criteria for the identification of non-designated heritage
assets or a local list, it is a matter for the local planning authority to decide whether Farm
Cottage should be identified as a non-designated heritage asset.

4.5

Historic England’s National Farmstead Assessment Framework provides two criteria for
assessing the level of heritage significance of a farmstead. On both criteria Farm Cottage
scores low:
1. Farmsteads and buildings can contribute to local character if they have one or both of the
following: (a) Traditional farm buildings (b) Their historic form as traditional farmsteads, where
the historic farm buildings, houses and spaces relate to each other. The greater the survival of
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the historic form of the group and the detail of individual buildings, as identified in Stage 1, the
greater will be its significance as a traditional farmstead.
In the case of Farm Cottage, its traditional farm buildings have been lost and there is no
surviving historic form due to the lost barn, the changed site boundaries, and the lost
surrounding farm land. The survival of the historic form of the group is very low.
2. Identify any special significance. This will heighten significance and sensitivity to change. At
a national level these include:„Sites within or adjacent to archaeological remains of local and
national importance, surviving historic parkland for country estates and common land.„18th
century or earlier buildings, particularly if they are minor buildings other than barns. Wellpreserved groups including buildings of this date are especially rare (see page 14).„Buildings
and groups built to the designs of land agents, engineers or architects, which may display
innovative design, planning and features such as early ironwork (see page 13). „Rare surviving
materials and detail, such as thatch and earth walling, historic fittings (doors, windows, stalls
etc) and inscriptions (folk marks or graffiti).
None of these factors apply to Farm Cottage, except that it is in proximity with the remains of
Bramcote Hills park across the road. It is not associated with archaeological remains or
common land. It is not eighteenth century in date. It is not known to be the work of a designer
and does not display innovative design. There are no rare surviving materials or feature.
4.6

The government’s Planning Practice Guidance states that buildings with ‘little’ heritage
significance are not to be regarded as non-designated heritage assets, and it is reasonable to
conclude that this applies to Farm Cottage:
‘A substantial majority of buildings have little or no heritage significance and thus do not
constitute heritage assets. Only a minority have enough heritage significance to merit
identification as non-designated heritage assets.’ (PPG Paragraph: 039 Reference ID: 18a-03920190723, emphasis added).

4.7

It is the opinion of this report that Farm Cottage lacks a sufficient level of heritage
significance to be identified as a non-designated heritage asset. In the terms of the
Planning Practice Guidance, Farm Cottage has only a ‘little’ heritage significance and it
therefore does not constitute a heritage asset.

4.8

However if the local planning authority do identify Farm Cottage as a non-designated heritage
asset, it should be regarded as one that has a negligible/very low level of heritage
significance.

4.9

The current setting of Farm Cottage makes little contribution to its level of heritage significance.
The present-day garden is not historic in form and is much smaller than the original plot. The
historic boundaries of the three fields that once surrounded the house have been lost. The path
to the front door and the roadside gate are modern. The farm building that once stood adjacent
has been lost. The surrounding farmland and the pair of semi-detached cottages to the west
have also been lost. There is nothing to indicate that Farm Cottage was once a modest
farmstead or to enable its significance to be appreciated.
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5

Heritage Impact of the Proposed Development

5.1

As discussed in the previous section, it is the opinion of this report that Farm Cottage does not
have the required level of significance to be identified as a heritage asset. In that case, it does
not form part of the historic environment in planning terms and there will be no harm caused to
the building by development in its setting.

5.2

If the local planning authority do identify Farm Cottage as a non-designated heritage asset, it
should be regarded as a non-designated heritage asset with a negligible/very low level of
heritage significance. Its setting makes no contribution to its heritage significance or the ability
to appreciate significance.

5.3

Part of the existing garden of Farm Cottage will be retained to form a garden for the retained
house. To the east and west the garden of Farm Cottage will be divided into plots for the
proposed new dwellings. Although this will be a change to the setting of Farm Cottage, it will
not affect any part of the house’s setting that contributes to its heritage significance or the ability
to appreciate that significance. There will therefore be no harm to the heritage significance of
Farm Cottage.

5.4

The National Planning Policy Framework (NPPF) requires that a 'balanced judgement' be taken
regarding harm to non-designated heritage assets (if the planning authority identify Farm
Cottage as such) to establish whether the public benefits of the proposals outweigh any harm
to heritage significance. Given the negligible/very low level of heritage significance involved,
the lack of harm to heritage significance and the public benefits of increased provision of social
housing, it would be reasonable for a balanced decision to be made in favour of the proposed
development.
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6

Conclusion

6.1

Farm Cottage dates to between 1830 and 1845. It was originally a small farmstead but is now
incomplete, with the associated agricultural building and surrounding farmland having been lost
during the mid-twentieth century. It is architecturally unremarkable, lacks any internal or
external features of interest.

6.2

Based on the available evidence, it has no known historical associations and no special
connection with the Bramcote Hills estate (apart from the fact that the tenant farmer rented the
farmstead from the estate in 1845). Farm Cottage is derelict and in poor condition, which further
detracts from its level of heritage significance.

6.3

Farm Cottage is not listed or otherwise designated. It is not included on a local list. It scores
low on Historic England’s criteria for assessing the heritage significance of farmsteads. It is the
opinion of this report that the house does not have a sufficient level of heritage significance to
constitute a heritage asset.

6.4

However, if it is identified as a non-designated heritage asset by the local planning authority, it
should be regarded as a non-designated heritage asset with a negligible/very low level of
heritage significance. Its setting makes no contribution to its heritage significance or the ability
to appreciate that significance.

6.5

The proposed development will result in change to the setting of Farm Cottage. However it will
not affect any part of the house’s setting that contributes to its heritage significance or the ability
to appreciate that significance. There will therefore be no harm to the heritage significance of
Farm Cottage.

6.6

The National Planning Policy Framework (NPPF) requires that a 'balanced judgement' be taken
regarding harm to non-designated heritage assets (if the planning authority identify Farm
Cottage as such) to establish whether the public benefits of the proposals outweigh any harm
to heritage significance. Given the negligible/very low level of heritage significance involved,
the lack of harm to heritage significance and the public benefits of increased provision of social
housing, it would be reasonable for a balanced decision to be made in favour of the proposed
development.
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