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REPORT

EXECUTIVE SUMMARY

1.

This Built Heritage Statement has been prepared by RPS on behalf of London Borough of Hillingdon
in relation to the creation of a new water sports facility and activity centre on land at Broadwater
Lake, which lies to the north of Moorhall Road and west of South Harefield, which is referred to as
“the Site” within this report. The Site is currently occupied by a mixture of lakes, hardstanding and
woodland and includes a single small dwelling. The lakes were created from historic gravel
extraction.

The proposals are for the redevelopment of the site to create the Hillingdon Watersports Facility and
Activity Centre including demolition of existing Broadwater Lake Sailing Club (BSC) clubhouse at
the north of the lake and erection of a building to be occupied by HOAC and BSC including changing
facilities, meeting rooms, storage, workshop and seasonal worker accommodation (sui generis),
seven activity shelters; three pontoons; two concrete slipways; one boat shed; two equipment
storage huts (north of lake and at entrance); boat parking and racking areas; camping area; outdoor
activity areas; ecological enhancement throughout the site; new pedestrian routes through the
peninsula; landscaping including new woodland, dense vegetation screens and boundary treatment;
new access and access road; localised dredging and land reclamation; relocation of existing sailing
area and creation of floating and fixed islands within the lake; coach drop off and turning area;
vehicle parking; cycle parking; and associated works.

The Site is well enclosed, but does lie close to a number of designated and non-designated heritage
assets. These include the Widewater Lock Conservation Area, and associated heritage assets, to
the south-east and the Black Jacks and Copper Mill Lodge Conservation Area, and associated
heritage assets, to the north-east. The locally listed buildings at Mayling Transport Yard lie to the
east of the Site. In addition, the bridge over the Grand Union Canal within the redline boundary
(identified as Bridge 179) has been identified as a non-designated heritage asset for the purposes
of this assessment.

This report has been prepared to address the requirement under paragraph 194 of the NPPF for the
applicant to assess the significance of any heritage assets potentially affected by a proposed
development, with consideration given to any contribution made by their setting. It subsequently
provides an assessment of how, and to what extent, the proposals are likely to affect the significance
of the surrounding heritage assets. This enables an informed decision to be made regarding the
likely heritage impacts of the proposals.

This Built Heritage Statement has identified that the Site currently forms a small part of the
Widewater Lock Conservation Area and a peripheral element of it setting. It also forms part of the
setting of the locally listed buildings at Maylings Yard, which represent the surviving barns historically
associated with Blackwater Farm. It includes a bridge associated with the canal network, which has
not been formally identified as a non-designated heritage asset but is considered to retain sufficient
historic interest to merit consideration as part of this planning application.

The proposals include the provision of new watersports and sailing facilities within the Site, which
will include some new built form, changes to the access roads and parking. There will be limited
visual changes to the vast majority of the Site, which will remain in use as a sailing lake. The
proposals will therefore have localised impacts, related primarily to a slight intensification of use and
some physical alterations to the access and Bridge No. 179, which will be used to carry utilities into
the Site.

The minimal nature of changes within and within the setting of the Widewater Conservation Area,
particularly when compared against the current baseline conditions, will have no impact on the
significance of this heritage asset, or on the ability to appreciate and experience its significance.
There will also be no impact to the significance of the neighbouring locally listed buildings at Maylings
Transport Yard, with the development within the Site well screened from these assets. The
proposals will entail some changes to the fabric of Bridge No. 179, with the precise nature of these
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works to be determined pending further investigation. This will likely entail a sensitive repair and
restoration programme to retain all salvageable historic fabric and replace any that is beyond
reasonable repair with appropriate materials. This will retain the character of the bridge and its
relationship with the canal network. Any potential harm derived from the loss of historic fabric will be
outweighed by the benefits of the repair project and the ongoing maintenance and repairs that will
be provided to the bridge once it is provided with a viable use.

8. The proposals will therefore conserve and sustain the significance of the heritage assets within the
local area and comply with the provisions of the Planning (Listed Buildings and Conservation Areas)
Act 1990, the NPPF and local plan policies set out at paragraph 2.25 of this report.
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1.1

1.2

1.3

1.4

1.5

1.6

1.7

INTRODUCTION

This Built Heritage Statement has been prepared by RPS on behalf of London Borough of Hillingdon
in relation to the creation of a new water sports facility and activity centre on land at Broadwater
Lake, which lies to the north of Moorhall Road and west of South Harefield, which is referred to as
“the Site” within this report. The Site is currently occupied by a mixture of lakes, hardstanding and
woodland and includes a single small dwelling. The lakes were created from historic gravel
extraction.

The proposals are to create a water sports and activity centre, which will include a boat yard,
workshop and activity centre, areas of car parking, camping areas and improved access. The
proposals also include ecology enhancement works.

The Site is well enclosed, but does lie close to the following bult heritage assets (identified clockwise,
from the north):

e  Black Jacks and Copper Mill Lock Conservation Area (located immediately north of the Site)

o Harefield Village Conservation Area (located approximately 250m east of the Site at its
nearest point)

o  Widewater Lock Conservation Area (located partly within the Site at the south-east extent of
the Site, with the majority of the conservation area lying to the south-east of the Site)

e  Widewater Lock Cottage, Grade Il listed building, NHLE 1080085) located immediately east of
the access into the Site)

e  Broadwater Park, Grade Il registered park and garden, NHLE 1466908 (located
approximately 375m south-west of the Site)

e  Denham Film Studios, Grade I listed building, NHLE 1162235 (located approximately 400m
south-west of the Site)

A series of non-designated heritage assets also lie close to the Site. These include the locally listed
buildings of Black Jack’s Mill (located within the conservation area to the north-east) and Mayling
Transport Yard to the east. In addition, the bridge over the Grand Union Canal within the redline
boundary (identified as Bridge 179) has been identified as a non-designated heritage asset for the
purposes of this assessment.

This report has been prepared to address the requirement under paragraph 194 of the NPPF for the
applicant to assess the significance of any heritage assets potentially affected by a proposed
development, with consideration given to any contribution made by their setting. It subsequently
provides an assessment of how, and to what extent, the proposals are likely to affect the significance
of the surrounding heritage assets. This enables an informed decision to be made regarding the
likely heritage impacts of the proposals.

As explained within Section 3 of this report, the majority of heritage assets within the vicinity of the
Site will not be affected by the proposed development and these assets are not consequently
discussed in detail within this report. Where impacts have been identified (either due to changes
within the setting of the heritage assets, or alterations to their fabric, a proportionate assessment of
their significance and any resultant impacts is provided.

This report refers to the relevant legislation contained within the Planning (Listed Buildings and
Conservation Areas) Act 1990 and both national and local planning policy. In addition, relevant
Historic England guidance has been consulted to inform the judgements made. Further information,
including the listing citations for the relevant heritage assets, have also been consulted in preparing
this Built Heritage Statement.
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1.8 The findings of this report are based on the known conditions at the time of writing and all findings
and conclusions are time limited to no more than 3 years from the date of this report. All maps, plans
and photographs are for illustrative purposes only.
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LEGISLATIVE AND PLANNING POLICY
FRAMEWORK

The current national legislative and planning policy system identifies, through the National Planning
Policy Framework (NPPF), that applicants should consider the potential impact of development upon
‘heritage assets’. This term includes: designated heritage assets which possess a statutory
designation (for example listed buildings and conservation areas); and non-designated heritage
assets, typically identified by Local Planning Authorities (LPAs) and incorporated into a Local List
and/or recorded on the Historic Environment Record.

Legislation

Where any development may affect certain designated heritage assets, there is a legislative
framework to ensure proposed works are developed and considered with due regard to their impact
on designated heritage assets. This extends from primary legislation under the Planning (Listed
Buildings and Conservation Areas) Act 1990.

The relevant legislation in this case extends from section 66 of the 1990 Act which state that special
regard must be given by the decision maker, when determining listed building consent and planning
applications respectively, to the desirability of preserving or enhancing listed buildings and their
setting.

For development within a conservation area section 72 of the Act requires the decision maker to pay
‘special attention [...] to the desirability of preserving or enhancing the character or appearance of
that area’. The duty to give special attention is considered commensurate with that under section
66(1) to give special regard, meaning that the decision maker must give considerable importance
and weight to any such harm in the planning balance. However, unlike the parallel duty under section
66, there is no explicit protection for the protection of the setting of heritage assets.

National Planning Policy

National Planning Policy Framework (Ministry of Housing,
Communities and Local Government, July 2021)

The NPPF is the principal document that sets out the Government’s planning policies for England
and how these are expected to be applied.

It defines a heritage asset 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’. This includes both designated and non-designated heritage assets.

Section 16: Conserving and Enhancing the Historic Environment relates to the conservation of
heritage assets in the production of local plans and decision taking. It emphasises that heritage
assets are ‘an irreplaceable resource, and should be conserved in a manner appropriate to their
significance’.

For proposals that have the potential to affect the significance of a heritage asset, paragraph 194
requires applicants to identify and describe the significance of any heritage assets that may be
affected, including any contribution made by their setting. The level of detail provided should be
proportionate to the significance of the heritage assets affected. This is supported by paragraph 195,
which requires LPAs to take this assessment into account when considering applications.

Under ‘Considering potential impacts’ paragraph 199 states that ‘great weight should be given to
the conservation of designated heritage assets, irrespective of whether any potential impact equates
to total loss, substantial harm or less than substantial harm to the significance of the heritage assets.
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210

2.1

2.12

213

214

215

Paragraph 201 states that where a development will result in substantial harm to, or total loss of,
the significance of a designated heritage asset, permission should be refused, unless this harm is
necessary to achieve substantial public benefits, or a number of criteria are met. Where less than
substantial harm is identified paragraph 202 requires this harm to be weighed against the public
benefits of the proposed development.

Where harm to a non-designated heritage asset is identified, paragraph 203 requires a balanced
judgement, taking into account the significance of the asset and the scale of any harm or loss.

National Guidance

Planning Practice Guidance (DCLG)

The Planning Practice Guidance (PPG) has been adopted to aid the application of the NPPF. It
reiterates that conservation of heritage assets in a manner appropriate to their significance is a core
planning principle.

GPA2: Managing Significance in Decision-Taking in the Historic
Environment (March 2015)

This document provides advice on numerous ways in which decision making in the historic
environment could be undertaken, emphasising that the first step for all applicants is to understand
the significance of any affected heritage asset and the contribution of its setting to that significance.
In line with the NPPF and PPG, the document states that early engagement and expert advice in
considering and assessing the significance of heritage assets is encouraged. The advice suggests
a structured, staged approach to the assembly and analysis of relevant information:

1. Understand the significance of the affected assets;

2. Understand the impact of the proposal on that significance;

3. Avoid, minimise and mitigate impact in a way that meets the objectives of the NPPF;
4. Look for opportunities to better reveal or enhance significance;
5

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

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

GPA3: The Setting of Heritage Assets (Second Edition; December
2017) (CDG.5)

This advice note focuses on the management of change within the setting of heritage assets. This
document replaces GPA3: The Setting of Heritage Assets (March 2017) and Seeing History in the
View (English Heritage, 2011) in order to aid practitioners with the implementation of national
legislation, policies and guidance relating to the setting of heritage assets found in the 1990 Act, the
NPPF and PPG. The guidance is largely a continuation of the philosophy and approach of the 2011
and 2015 documents and does not present a divergence in either the definition of setting or the way
in which it should be assessed.

As with the NPPF the document defines setting 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’.
Setting is also described as being a separate term to curtilage, character and context. The guidance
emphasises that setting is not a heritage asset, nor a heritage designation, and that its importance
lies in what it contributes to the significance of the heritage asset, or the ability to appreciate that
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217
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219
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2.22

2.23

significance. It also states that elements of setting may make a positive, negative or neutral
contribution to the significance of the heritage asset.

While setting is largely a visual term, with views considered to be an important consideration in any
assessment of the contribution that setting makes to the significance of an asset, and thus the way
in which an asset is experienced, setting also encompasses other environmental factors including
noise, vibration and odour. Historical and cultural associations may also form part of the asset’s
setting, which can inform or enhance the significance of a heritage asset.

This document provides guidance on practical and proportionate decision making with regards to
the management of change within the setting of heritage assets. It is stated that the protection of
the setting of a heritage asset need not prevent change and that decisions relating to such issues
need to be based on the nature, extent and level of the significance of a heritage asset, further
weighing up the potential public benefits associated with the proposals. It is further stated that
changes within the setting of a heritage asset may have positive or neutral effects.

The document also states that the contribution made to the significance of heritage assets by their
settings will vary depending on the nature of the heritage asset and its setting, and that different
heritage assets may have different abilities to accommodate change without harming their
significance. Setting should, therefore, be assessed on a case-by-case basis.

Historic England recommends using a series of detailed steps in order to assess the potential effects
of a proposed development on significance of a heritage asset. The 5-step process is as follows:

1. Identify which heritage assets and their settings are affected,;

2. Assess the degree to which these settings and views make a contribution to the significance of
a heritage asset(s) or allow significance to be appreciated;

3. Assess the effects of the proposed development, whether beneficial or harmful, on the
significance or on the ability to appreciate it;

4. Explore ways to maximise enhancement and avoid or minimise harm; and

5. Make and document the decision and monitor outcomes.

HEAN12: Statements of Heritage Significance: Analysing
Significance in Heritage Assets (October 2019)

This advice note provides information on how to assess the significance of a heritage asset. It also
explores how this should be used as part of a staged approach to decision-making in which
assessing significance precedes designing the proposal(s).

Historic England notes that the first stage in identifying the significance of a heritage asset is by
understanding its form and history. This includes the historical development, an analysis of its
surviving fabric and an analysis of the setting, including the contribution setting makes to the
significance of a heritage asset.

To assess the significance of the heritage asset, Historic England advise to describe various
interests. These follow the heritage interest identified in the NPPF and PPG and are: archaeological
interest, architectural interest, artistic interest and historic interest.

The current national legislative and planning policy system identifies, through the National Planning
Policy Framework (NPPF), that applicants should consider the potential impact of development upon
‘heritage assets’. This term includes: designated heritage assets which possess a statutory
designation (for example listed buildings and conservation areas); and non-designated heritage
assets, typically compiled by Local Planning Authorities (LPAs) and incorporated into a Local List or
recorded on the Historic Environment Record.
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2.24

2.25

Local Planning Policy

Hillingdon Local Plan

The Hillingdon Local Plan includes two parts, with the part one plan providing strategic policies and
the part two plan providing specific development management policies.

Policy HE1 of the Part One local plan States:
The Council will:

1. Conserve and enhance Hillingdon's distinct and varied environment, its settings and the wider
historic landscape, which includes:

e Historic village cores, Metro-land suburbs, planned residential estates and 19" and 20th
century industrial areas, including the Grand Union Canal and its features;

o Designated heritage assets such as statutorily Listed Buildings, Conservation Areas and
Scheduled Ancient Monuments;

o Registered Parks and Gardens and historic landscapes, both natural and designed;

e Locally recognised historic features, such as Areas of Special Local Character and Locally
Listed Buildings; and

e Archaeologically significant areas, including Archaeological Priority Zones and Areas.

2. Actively encourage the regeneration of heritage assets, particularly those which have been
included in English Heritage's 'Heritage at Risk' register or are currently vacant.

3. Promote increased public awareness, understanding of and access to the borough's heritage
assets and wider historic environment, through Section 106 agreements and via community
engagement and outreach activities.

4. Encourage the reuse and modification of heritage assets, where appropriate, when considering
proposals to mitigate or adapt to the effects of climate change. Where negative impact on a
heritage asset is identified, seek alternative approaches to achieve similar climate change
mitigation outcomes without damage to the asset.

This is supported by a series of specific policies in the Part Two plan, with the relevant policies
listed below but not included in full:

e DMHB1: Heritage Assets
e DMHB2: Listed Buildings
e  DMHBS3: Locally Listed Buildings

° DMHB4: Conservation Areas
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ASSESSMENT OF SIGNIFICANCE

Site Description

The Site includes a large man-made lake, created from previous quarrying activity, surrounding
woodland and access tracks. It is accessed from Moorhall Road to the south. The Grand Union
Canal runs to the east of the Site. The Site historically comprises agricultural land, which was then
used for mineral extraction in the latter part of the 20" century.

The Site includes the Broadwater Lake, a large body of water, and the surrounding land which
includes dense planting. The planting provides a generally enclosed and inward-looking character
to the Site, which prevents views from many areas. However, longer-distance views are permitted
from and across the lake. The lake is currently used for sailing and watersports, associated with
Broadwater Sailing Club.

The Site includes extensive planting which encloses views and prevents long-distance views from
the Site to the surrounding land. However, elevated views are permitted from the land to the east,
which rises steeply up, over the lake. The visual influence of the proposed development and its
relationship with relevant heritage assets are discussed in more detail below.

Identification of Heritage Assets

The identification of relevant heritage assets has been informed by a site visit, including the site and
surrounding area, a review of relevant heritage data sets including the National Heritage List for
England (NHLE), relevant Historic Environment Records and Hillingdon Council’s heritage records.
It has also been informed by a Zone of Theoretical Visibility (ZTV) which illustrates the potential
visual envelope of the proposed development. It is included within the Landscape and Visual Impact
Assessment (colour; 2023).

The ZTV illustrates that the majority of the surrounding heritage assets will experience no visual
change as a result of the proposed development. It shows some potential visual impacts to small,
generally rural parts of the Harefield Village Conservation Area. However, there will be no impact on
the vast majority of the conservation area, or its historic core. It is not consequently assessed in
detail below.

The ZTV also shows that there is unlikely to be any visual impact to those heritage assets within the
immediate vicinity of the Site, which include a range of assets associated with the neighbouring
canal network.

A series of non-designated heritage assets lie close to the Site. These include the locally listed
buildings of Black Jack’s Mill (located within the conservation area to the north-east) and Mayling
Transport Yard (comprising two barns at Broadwater Farm) to the east. In addition, the bridge over
the Grand Union Canal within the redline boundary (identified as Bridge 179) has been identified as
a non-designated heritage asset for the purposes of this assessment.

The nature of the proposals means that there will not be a notable change to the use, character or
appearance of the majority of the Site, with the lake retained in sailing and watersports use. The
proposed built development within the Site will be focused on the southern part of the Site, which is
heavily treed. The nature of the proposals means that they are unlikely to alter views form or to the
majority of the surrounding heritage assets as a result (as confirmed by the ZTV). This report
consequently focuses primarily on those heritage assets either within, or immediately adjacent to,
the redline boundary of the Site. This includes the Widewater Lock Conservation Area, Widewater
Lock, Mayling Transport Yard and Bridge 179.

Although Black Jacks and Copper Mill Lock Conservation Area, and the associated heritage assets,
lie close to the Site, there will be limited changes to the Boadwater Lake, which comprises the
southern part of the setting of these heritage assets, and their setting and significance will not be
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3.10

3.11

3.12

3.13

3.14

3.15

affected by the proposals. The proposed built form is sufficiently separated from them to ensure that
the development here will have no impact on the significance of these heritage assets, or the way
in which they are currently experienced. The ZTV also confirms that there will be no changes to the
visual setting of these heritage assets, with their waterside location and industrial character
maintained. These heritage assets are therefore scoped out from detailed assessment within this
report.

The ZTV also illustrates some potential visibility with small parts of Harefield Place, a Grade Il
registered park and garden, and Park Lodge Farm, a Grade Il listed building located to the south.
However, existing landscape features, such as the dense planting within and surrounding Harefield
Place, and built form, including the large-scale 20'" century buildings that surround Park Lodge Farm,
mean that the proposals will not affect the setting of these heritage assets, as experienced on the
ground. They are discounted from further discussion.

The following section will consider the Widewater Lock Conservation Area and associated listed
buildings, the Harefield Village Conservation Area and associated listed buildings, the Mayling
Transport Yard and the Canal Bridge, both of which have been identified as non-designated heritage
assets.

Assessment of Significance

The following section assesses the significance of the relevant heritage assets, with consideration
given to the contribution made by their settings. This follows Steps 1 and 2 of the 5 step process set
out in GPAS.

Significance is defined in the NPPF as:

‘The value of a heritage asset to this and future generations because of its heritage interest. The
interest may be archaeological, architectural, artistic or historic. Significance derives not only from
a heritage asset’s physical presence, but also from its setting. For World Heritage Sites, the
cultural value described within each site’s Statement of Outstanding Universal Value forms part of
its significance’.

Further information is provided in the PPG which defines each of the interests as follows:

‘Archaeological interest: As defined in the Glossary to the National Planning Policy Framework,
there will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of
past human activity worthy of expert investigation at some point.

‘Architectural and artistic interest: These are interests in the design and general aesthetics of a
place. They can arise from conscious design or fortuitously from the way the heritage asset has
evolved. More specifically, architectural interest is an interest in the art or science of the design,
construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest
is an interest in other human creative skill, like sculpture.

‘Historic interest: An interest in past lives and events (including pre-historic). Heritage assets can
illustrate or be associated with them. Heritage assets with historic interest not only provide a
material record of our nation’s history, but can also provide meaning for communities derived from
their collective experience of a place and can symbolise wider values such as faith and cultural
identity’.

Widewater Lock Conservation Area

The Widewater Lock Conservation Area is focused on the Widewater Lock and Lock Cottage in the
north and includes the Harefield Marina in the south. It also includes the River Garden Public House.
The conservation area is characterised by the Grand Union Canal and Widewater Lock. The canal
was originally constructed as part of the Grand Junction Canal, which provided a more direct route
between the Midlands and London, bypassing the Oxford Canal and twisting upriver stretches of the

JAC28557 | Hillingdon Watersports Facility and Activity Centre | July 2023
rpsgroup.com Page 8



BUILT HERITAGE STATEMENT

3.16

3.17

3.18

3.19

3.20

3.21
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Thames. Construction commenced in 1783 after an act of parliament was passed, with the mainline
complete by 1805. Construction on further branchlines continued into the 19™ century. The canal
was later amalgamated into the wider Grand Union Canal and is now primarily used for leisure.

The Widewater Lock is located immediately north of Moorhall Road (which is carried over the canal
on a brick bridge here) and is a single lock. The Widewater Lock Cottage lies immediately to the
west, beyond the towpath, and was originally constructed as the lock keepers’ cottage. It is a simple,
rendered brick construction, of one storey with four bays overlooking the lock. It has a shallow
pitched roof.

The significance of the conservation area is drawn from its historic interest as an important part of
the canal infrastructure which radically transformed Britain in the 18" and early 19" centuries,
allowing for greater industrialisation and urbanisation. The lock and canal also possess architectural
interest through their innovative, technological development, while the Lock Cottage possesses
additional architectural and artistic interest evident in its simple architectural style.

The setting of the conservation area is intrinsically linked to its role as part of the wider canal network,
with the Grand Union Canal continuing towards Black Jack’s Lock to the north and Denham Lock to
the south. This relates to the use and historic interest of the conservation area. The remainder of its
setting is mixed in character. It includes residential development to the east and north-east, rural
land to the south-east and south-west and a large-scale quarry to the north-west. The majority of
the Site is located beyond this quarry. The quarry is an intrusive and highly audible element within
the setting of the conservation area and differs from its typically rural character in this area. The
quarry also means there are numerous heavy goods vehicle movements adjacent to and over the
canal, which are audible from the northern section of the conservation area.

The maijority of the Site is located outside of the conservation area, although there is some overlap
between the designated area and the redline (see Figure 2a). This overlap relates to the access into
the Site, including a stretch of Moorhall Road. These areas are not considered to be of special
interest. No buildings or structures associated with the conservation area are located within the Site.

The remainder of the conservation area is well separated from the conservation area. Dense
planting along the western extent of the towpath encloses views in this direction, although some
glimpsed views between the conservation area and the Site are permitted. These views are only
permitted from and to the access track that runs into the Site and is shared with the neighbouring
quarry.

The remainder of the Site forms part of the wider semi-rural setting of the conservation area, with
the current use of the Broadwater Lake tying in with its leisure uses. Although it was historically used
for gravel extraction, the current character of the lake is more in-keeping with the character of the
conservation area and complements its leisure use. Although the Site and conservation area are
closely related, the visual separation between the majority of the Site and the conservation area, the
enclosed nature of the conservation area and the limited nature of views means that the Site makes
no contribution to the significance of the area and forms a neutral element of its setting. It also makes
no contribution to the significance of Lock Cottage as a listed building, with no experience of the
architectural interest of this building provided from within the Site.

Mayling Transport Yard

Mayling Transport Yard was historically the site of Blackwater Farm, which appears to have
developed from the 18" century and would have been associated with the surrounding agricultural
land. The majority of the buildings were demolished between 1960 and 1974 (see Figures 12 and
13) to create the current transport yard, with the farmhouse and associated buildings demolished.
However, two small 18" century barns were retained and are now locally listed.

The local list entry includes the following statement of significance:
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3.24

3.25

3.26

3.27

3.28

3.29

e  Architectural: Two timber framed barns. East: early to mid 18th C timber frame barn with
weather boarding and tile roof. In poor condition. Interior: some frames intact, some replaced
and reused in present position. Some carpenters marks visible. West: adjacent smaller barn,
also timber framed with weather boarding, although much altered.

e  Townscape: Surviving feature of the earlier barns, providing attractive local character.
e  Historic: Associated with the earlier agricultural use of the site.

The significance of the buildings is therefore derived from their historic uses and architectural
interest in illustrating the former agricultural use of this site (which formed Blackwater Farm) and the
agricultural character of the local area. The significance of the buildings has been diminished by
recent alterations.

The buildings’ setting has been dramatically changed since their construction. This has included the
construction of the neighbouring canal at the turn of the 19" century, which divorced the buildings
from parts of the surrounding agricultural land to the west, with this land later used for quarrying and
now leisure use, the development of the neighbouring residential buildings to the east in the 20%
century and, most notably, the comprehensive redevelopment of the wider farmstead which has
included the demolition of the original farmhouse. These changes collectively mean that the settings
of the locally listed buildings now make no contribution to their significance, with their historic context
almost completely lost.

The Site lies to the west of the locally listed buildings and west of the canal. When the canal was
constructed, a small bridge (discussed below) was provided linking Broadwater Farm with this wider
agricultural landholding. However, while the two were historically linked, they are now functionally
and visually separate and there is no experience of the locally listed buildings from within the Site.
The Site now makes no contribution to the significance of the locally listed buildings.

Bridge No. 179 over Grand Union Canal

The Bridge was constructed around the turn of the 19" century and provided access between
Broadwater Farm and its agricultural land to the west, continuing a historic farm track. The Bridge is
not a locally listed building and is not identified on the relevant historic environment record. However,
its age and association with the canal mean that it is considered to be of sufficient significance to
warrant consideration as a non-designated heritage asset, principally due to its historic interest and
association with the canal network.

The bridge is constructed from light coloured stock brick to the supporting pillars, with a barrel-
vaulted span, constructed from what appears to be cast iron vaulting with steel, and metal railings
above. It is disused and in a poor state of repair. The bridge has also suffered from vegetation
growth, vandalism and general lack of maintenance associated with its lack of use. The significance
of the bridge is derived from its historic interest, notably its association with the canal, and its
architectural interest as a simple piece of industrial engineering. Its overall significance is, however,
limited and derives mainly from this historic interest rather than any inherent interest in its bult fabric.

The setting of the bridge is most closely linked to its role spanning the canal and its relationship with
the historic Broadwater Farm (now evident only in the two surviving barns) and wider canal network.
The remainder of its setting, including the wider part of the Site, makes no contribution to the
significance of the structure.
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4 PROPOSALS AND ASSESSMENT OF IMPACT

Proposals

4.1 The proposals are for the creation of a watersports and activity centre including a boat yard, new
buildings, camping area and parking. A pedestrian and cycle link, utilising the bridge over the Grand
Union Canal, will also be created.

4.2 As part of the proposed development, the existing bridge will be repaired/replaced as necessary
subject to further structural survey works. The current proposals are to retain the brick piers in situ,
with localised repairs/repointing as necessary. The span will be removed and, if possible, repaired
off site before being reinstated. His section has seen considerable degradation and it may not be
possible to salvage and repair the entirety of the section. If it is not possible, it will be replaced in
whole or part, depending on the extent of damage.

Assessment of Impact

Widewater Lock Conservation Area

4.3 The proposals include some minor works within the conservation area related to the current access,
which will not affect the character or appearance of these small areas of the conservation area, or
their current use. The proposals will also lead to some additional traffic moving past the conservation
area (both at construction and operation stages), although this will be limited and will not result in a
notable increase in noise or activity when set against the current baseline which includes the
neighbouring quarry.

4.4 The development within the wider site will be low scale and set within the existing vegetation, which
includes a number of mature trees. It is unlikely to be visible from within the conservation area. The
change in character to some parts of the Site, to provide an activity centre and additional parking,
will reflect the leisure uses within the conservation area and wider canal network. There will
consequently be no impact on the significance of the Widewater Lock Conservation Area, or on the
ability to experience and appreciate this significance. The proposals will also have no impact on the
character of Widewater Lock Cottage’s setting, or the significance of this listed building. It will still
be experienced as a lock-side cottage, associated with the canal. The proposals will preserve the
special architectural and historic interest of both the conservation area and listed building.

Mayling Transport Yard

4.5 The locally listed barns within the Mayling Transport Yard have seen extensive changes to their
settings. The development within the majority of the Site would be separated from the locally listed
buildings and have no impact on their settings or significance.

Bridge No. 179 over Grand Union Canal

4.6 The proposals are to repair the existing bridge, if possible, and utilise it to provide utilities into the
Site. The proposals to sensitively repair the brick piers will ensure the conservation of the structure,
while the provision of a new use will ensure its ongoing conservation. The extent of repair, or
replacement work to the metal span is not currently known and cannot be assessed in detail. It is
therefore assumed, as a “worst case scenario” that the entirety of the metal span will need to be
removed and replaced.

4.7 This will lead to the loss of some historic fabric and a limited degree of historic interest tied to the
original construction of the canal. However, if a high degree of intervention and replacement of
materials is required it will be due to the fact that the current fabric is beyond reasonable repair. In
addition, any replacement (if required) will be undertaken in a sensitive manner allowing the
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association with the canal and industrial character of the structure to be retained. Any harmful
impacts, arising from the potential loss of historic fabric to this much altered bridge, will likely be
outweighed by the sensitive repairs and provision of a viable use, ensuring its ongoing maintenance.
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5

5.1

5.2

5.3

54

CONCLUSION

This Built Heritage Statement has identified that the Site currently forms a small part of the
Widewater Lock Conservation Area and a peripheral element of it setting. It also forms part of the
setting of the locally listed buildings at Maylings Yard, which represent the surviving barns historically
associated with Blackwater Farm. It includes a bridge associated with the canal network, which has
not been formally identified as a non-designated heritage asset but is considered to retain sufficient
historic interest to merit consideration as part of this planning application.

The proposals include the provision of new watersports and sailing facilities within the Site, which
will include some new built form, changes to the access roads and parking. There will be limited
visual changes to the vast majority of the Site, which will remain in use as a sailing lake. The
proposals will therefore have localised impacts, related primarily to a slight intensification of use and
some physical alterations to the access and Bridge No. 179, which will be used to carry utilities into
the Site.

The minimal nature of changes within and within the setting of the Widewater Conservation Area,
particularly when compared against the current baseline conditions, will have no impact on the
significance of this heritage asset, or on the ability to appreciate and experience its significance.
There will also be no impact to the significance of the neighbouring locally listed buildings at Maylings
Transport Yard, with the development within the Site well screened from these assets. The
proposals will entail some changes to the fabric of Bridge No. 179, with the precise nature of these
works to be determined pending further investigation. This will likely entail a sensitive repair and
restoration programme to retain all salvageable historic fabric and replace any that is beyond
reasonable repair with appropriate materials. This will retain the character of the bridge and its
relationship with the canal network. Any potential harm derived from the loss of historic fabric will be
outweighed by the benefits of the repair project and the ongoing maintenance and repairs that will
be provided to the bridge once it is provided with a viable use.

The proposals will therefore conserve and sustain the significance of the heritage assets within the
local area and comply with the provisions of the Planning (Listed Buildings and Conservation Areas)
Act 1990, the NPPF and local plan policies set out at paragraph 2.25 of this report.
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APPENDIX A
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Plate 1: The existing Site access from Moorhall Road. The access is included within the conservation area,
although this area is not of special interest. The bridge over the canal (located to the right of this photograph)
and the canal forms the core interest of this part of the conservation area.
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Plate 2: The central sailing lake, which forms the majority of the Site, viewed from the south. The lake is well
enclosed by mature planting.
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Plate 3: Widewater Lock and the associated listed Cottage, viewed from Moorhall Road. The access to the
Site is set behind the belt of conifers which screen the existing quarry.
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Plate 4: Bridge No. 176 viewed from the north.
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Figure 11

1945 Aerial Photograph
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1960 Ordnance Survey Map
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1974 Ordnance Survey Map
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1987-1989 Ordnance Survey Map
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Figure 15

2022 Ordnance Survey Map
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2022 Google Earth Image
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