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WORLLEDGE ASSOCIATES 

Worlledge Associates is an Oxford-based heritage consultancy, 
committed to the effective management of the historic 
environment. Established in 2014 by Nicholas and Alison 
Worlledge, Nicholas came to private practice with over 35 
years’ experience working in heritage management for local 
authorities. This intimate knowledge and understanding of 
council processes, and planning policy and practice, helps us 
to work collaboratively with owners and decision-makers to 
manage change to the historic environment. 

Our team of dedicated researchers and specialists believe in the 
capacity of the historic environment to contribute to society’s 
collective economic, social, and cultural well-being.  We aim to 
identify what is significant about places and spaces in order to 
support their effective management and sustain their heritage 
value. We have worked with a wide range of property-owners 
and developers including universities and colleges, museums 
and libraries, large country estates, manor houses, farmsteads, 
cottages, town houses and new housing sites. 
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INTRODUCTION

The intelligent management of change is a key principle 
necessary to sustain the historic environment for present and 
future generations to enjoy. Historic England and successive 
government agencies have published policy and advice that 
extend our understanding of the historic environment and 
develop our competency in making decisions about how to 
manage it. 

Paragraphs 4-10 of Historic England’s Good Practice Advice 
Note 2 (Managing Significance in Decision-Taking in the 
Historic Environment) explains that applications (for planning 
permission and listed building consent) have a greater 
likelihood of success and better decisions will be made 
when applicants and local planning authorities assess and 
understand the particular nature of the significance of an 
asset, the extent of the asset’s fabric to which the significance 
relates and the level of importance of that significance. 

The National Planning Policy Framework (‘NPPF’) provides 
a very similar message in paragraphs 207 and 208 
expecting both applicant and local planning authority to take 
responsibility for understanding the significance of a heritage 
asset and the impact of a development proposal, seeking to 
avoid unacceptable conflict between the asset’s conservation 

and any aspect of the proposal. 

It has never been the intention of government to prevent 
change or freeze frame local communities and current 
policy and good practice suggests that change, if managed 
intelligently would not be harmful. 

Mears Ashby Hall, stables, dovecot and garden pavilion are 
included in the National Heritage List for England (‘NHLE’), 
grade II*, and grade II respectively, with the entries included in 
Appendix 1. Much of the site is included in the Mears Ashby 
Conservation Area. This report has been prepared as part 
of a submission in respect to a proposal to construct a Solar 
Farm on land to the south, east and north-east of the village of 
Mears Ashby, which includes land adjoining Mears Ashby Hall.

The report includes a brief summary of the history and 
development of Mears Ashby Hall and an assessment of its 
heritage significance, including a statement of cultural heritage 
significance in accordance with Historic England Guidelines. 
It includes a summary of the relevant heritage policies, and 
an assessment of the impact of the proposal on the heritage 
significance of Mears Ashby Hall and the contribution its 
setting makes to that significance.
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BRIEF HISTORY OF MEARS ASHBY

The following brief history is drawn from ‘Parishes: Mears 
Ashby’, in ‘A History of the County of Northampton: Volume 
4, ed. L F Salzman (London, 1937).  the Mears Ashby 
Conservation Area Appraisal (undated), Mears Ashby Village 
Design Statement Supplementary Planning Document, 
Adopted February 2017. 

The parish, lying in the Hamfordshoe Hundred, and 

occupying some 675 hectares, (1667 acres) lies to the W. of 
Wellingborough. 

The village of Mears Ashby is located in the centre of 
the parish where four main roads converge: that from 
Northampton enters the south side and a road crossing the 
parish from east to west connects the village with Wilby and 
Sywell.

Extract from Joan Blaeu’s map of Northamptonshire showing ‘Wellingboro’ with ‘Ashbye’ (Mears Ashby” to the west 
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Extract from one-inch to 1-mile Ordnance Survey Map 1835 showing location of Mears Ashby relative to Wellingborough, Wilby and Sywell with road from 
Northampton running north close to the junction with Earls Barton 

At the time of the Domesday Book (1086) the village is 
recorded as comprising 20 households and a manor. The total 
population was, therefore, perhaps 100. It was divided into 
two manors, called North Half, held according to the VCH by 
Richard de Humez before 1181, when he granted his lands 
in Ashby to the king, and the South Half, with the first known 
tenant being William Fitz Warin who held one-third of Ashby in 
1285.

The place-name is Saxon in origin “Ash-by” or “Ash-tree by” 
relates to a “farm by the trees”. In 1242 King Henry III granted 
the northern half of Ashby Manor to Robert de Mares, with the 
family name incorporated as Mares Assheby by 1297, Maires 
Ashby (1659), and Ashby Mares (1791).

In the first centuries after the Conquest, the village grew to its 
present shape of many lanes and small paddocks. Perhaps 
the earliest development was a lane linking two Roman sites 
(to north and south) making today’s Wellingborough Road. 
The village appears to have gradually developed in a westward 
direction. 

A survey of 1577 recorded of “47 houses, plus one decayed 
and one now a stable”, giving an estimated population of 

200. Bridges records “90 families” in 1722 amounting to 
perhaps 400-450 people. The first census of the parish of 
1801 recorded a population of 339, this gradually rose to 
489 by 1851 to a high of 504 in 1881. The impact of the long 
agricultural depression can be seen by the drop to 367 in 1901 
with only a modest rise post WWI to 385 in 1921. Post WWII it 
stood at 333 rising to 426 by 1971. In 2011 it stood at 442.

The common fields of the parish were enclosed by Act of 
Parliament of 1777. The enclosure included 1486 acres of the 
1667 acres, or almost 90% of the parish, involving 33 owners. 
(Source. Partida, Tracey (2014) Drawing the Lines: A GIS study 
of enclosure and landscape in Northamptonshire. Doctoral 
thesis, University of Huddersfield, p.306) 

Most of the furlongs that survive throughout the parish are 
orientated E.–W. and suggest an original arrangement in end-
on furlongs, though there is a group of interlocked furlongs 
immediately E. of the village, N. and S. of Wilby Road. 

David Hall in his publication ‘The Open Fields of 
Northamptonshire’ pub. Northamptonshire Record Society, 
Vol. 38, 1992, includes a diagram of the open field system in 
the parish of Mears Ashby, figure 13, page 136.
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Figure 13, Mears Ashby fields and furlongs showing a compact demesne (Hall Field) and regular tenurial cycles of 40 lands in the west of the 
parish.
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A high level of building took place in the mid and late 19th 
century following the 1777 Enclosure, reflecting a long period 
of overall agricultural prosperity for the bigger farmers, the 
landowners and the clergy, whose income came from farms 
and glebe rents. 

Historic map coverage of the village shows that it changed 
very little between the years 1835 and 1915 and that the 
visually important central valley area, (shown on the 1835 one-

in OS map), had remained undeveloped right up to the middle 
of the 20th century. The built fabric was laid out at a relatively 
low density and was characterized by vernacular narrow-
depth cottages and barns. A process of infilling and peripheral 
village expansion began in the latter half of the 20th century.  

Little change had taken place when the village was surveyed 
by the RAF in 1947.

Extract from on-inch to 1-mile map surveyed 1817 revised 1835 and six-inches to 1-mile Ordnance Survey map 1888-1915 showing little change.  

Extract from 1947 aerial survey by RAF scale 1:10,560 of Mears Ashby. The 
extent of the post WWII changes are clear from a recent aerial image, with 
infilling and major expansion to the western side of the village.

Extract from recent aerial survey of Mears Ashby (National Library of 
Scotland maps)
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Conservation Aea Boundary Map from North Northampton Council online interactive mapping 



HERITAGE REPORT

10

HISTORY AND DESCRIPTION MEARS ASHBY HALL 
The ‘Parishes: Mears Ashby’, in ‘A History of the County of 
Northampton: Volume 4, ed. L F Salzman (London, 1937), 
includes the following statement.

	 Mears Ashby Hall, the residence of Major Henry Minshull 
Stockdale, stands on the south side of the village and is a 
picturesque gabled house of three stories erected in 1637 
by Thomas Clendon, faced with local ironstone and covered 
with Colleyweston slates. The main front, which faces 
north, has projecting end wings and a central porch taken 
up the full height of the building and terminating in a curved 
gable. The other gables are straight and all the windows 
have stone mullions. The round-headed doorway is flanked 
by coupled columns carrying an entablature, above which 
is a semicircular arch. The house was enlarged about 
1720 on the west side, but the buildings then erected were 
pulled down in 1859 and rebuilt on a more extensive scale 
in harmony with the old work. The original lay-out of the 
grounds, with terrace and fish-ponds, remains on the west 
side, and the stables are dated 1647. To the east, on high 
ground, is a rectangular dove-cote probably contemporary 
with the house, but a two-story garden pavilion, with 
pyramidal tiled roof, formerly overlooking a bowling-green, 
is of 18th-century date. To this period also belongs the 
pedestal sun-dial in front of the house.

Mears Ashby Hall, stables and dovecot are included in the 
National Heritage List for England, grade II*, and grade 
II respectively, with the entries include at Appendix 1. 
Interestingly, the entry for the stables does not make reference 
to the 1647 date, nor to the garden pavilion.

EARLY HISTORY
The book ‘The Clendons: five hundred years of the Clendon 
family, an illustrated history, written by Ryland Clendon, and 
published in 1997, provides some information on the decent of 
the ownership of Mears Ashby Hall from 1637.

	 The Thomas Clendon who built Mears Ashby Hall was the 
brother of William Clendon, the Master of Wellington School 
[…] The Hall was in the family for four generations. When 
Thomas Clendon died it passed into the ownership of his 
great nephew Thomas Clendon who married Anne Wilkins. 
This nephew was extremely well off […] He died in 1751 and 
was buried in the church at Mears Ashby. […] The house 

passed on his death firstly to his nephew William Clendon 
who died in 1764 at Mears Ashby. As there was no heir, 
the house and all the estate passed in accordance with the 
will of Thomas Clendon (d.1751) to another of his nephews, 
Owen Manning.

Additional research shows Thomas Clendon (1674-1751) 
inherited Mears Ashby Hall from a John Clendon (d.1719) 
which may account for the additions made to the hall given in 
the VCH description as c1720. 

In 1751 the estate was left by Thomas to William Clendon 
(1720-1764) the surviving son of his late brother the Rev, 
John Clendon. On Williams death in 1764 it passed to Owen 
Manning the son of Mary Clendon (1688-1764) the sister of 
Thomas Clendon (1674-1751) who married a Joseph Owen 
Manning. While William Clendon died at Mears Ashby Hall, 
there is no evidence that Owen Manning, who held a living in 
Godalming, Surrey, occupied Mears Ashby Hall, suggesting it 
was tenanted.

The Northampton Mercury on 13 October 1783 carried the 
following advertisement: 

	 To be Lett at Mears-Ashby in the County of 
Northamptonshire. A MANSION-HOUSE; containing a 
Hall and three parlours on the first floor, with every other 
convenience for a large family; very good stables for twelve 
horse. Dog-kennel, and other outbuildings; a large garden, 
with two fish-ponds, well stocked with carp. Likewise, 
the farm contains 84 acres, with barns and stables some 
distance from the house. To be lett together of separate. 
The furniture of the house and farming equipment to be 
sold. Several ricks of corn and hay to be sold to the next 
tenant. The land may be entered upon at Christmas; the 
House sooner, if wanted.

While the advertisement does not refer to Mears-Ashby Hall, 
it is considered the reference to the two fish-ponds and large 
stables, does suggest this was the property.

This is confirmed by an advertisement in the Cambridge 
Chronicle and Journal on 9 March 1799 which carried the 
following advertisement.
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	 To be sold by auction sometime in the month of May next, 
unless previously disposed of by private contract; That 
CAPITAL MANSION, most substantially built in the reign of 
Charles the first and in the manner of Inigo Jones, situated 
in Mears-Ashby, in the county of Northamptonshire, 
together with coach-houses, stables for twelve horses, 
and all other necessary attached and detached offices in 
complete repair; with spacious gardens, and about Eighty-
four acres of extremely rich enclosed arable and pasture 
land (tithe free), immediately adjoining the mansion, and 
conveniently divided by thriving quickset fences – The 
whole comprises a most desirable family residence, is in 
the heart of Mr. Ward’s hunt.

The reference to the date of construction and reference to the 
84 acres, clearly suggests the 1783 and 1799 advertisements 
refer to Mears Ashby Hall, although the use of the term ‘Hall’ 
does not appear in local newspapers until 1841.

The 1798 Land Tax List shows the owners and occupiers of 
the land in the parish, with 10 owning land valued at £80 15s 
11d out of a total value of £110 12s 4d. The following extract 
from 1798 Land Tax records for the parish of Mears Ashby.

OWNER 
Owen Manning Tithe
Owen Manning Manor 
House and Land

LARGE LAND OWNERS 
Sir William Langham Bt.
Thomas Wade 
Thomas Mercer
John Callis
Sarah Pell
Rev Tilley Walker
Samuel Osborne 
John Childs 
William Pratt

OCCUPIER 
William Pratt
Mrs Thornton

Thomas Gillet
Allen Lovell 
Allen Lovell
Himself
Herself
Sarah Pell
James Collier
Allen Lovell
Himself 

£
5
3

14
12
10
9
7
6
4
3
3

S
2
9

8
15
3
8
5
12
4
17
9

D
8
0

2
4
3
0
4
11
2
2
11

The names included in the 1798 Land Tax List appears to 
closely reflect the lands allocated in the 1777 Enclosure 
Award. An undated map appears shows the fields and 
ownership after the enclosure with the names of the owners. 
That it is a copy of the enclosure map can be established by 
comparing names, which include Sir James Langham Bart, 
(d.1791) who was succeeded by Sir William Langham who is 
in the 1798 Land Tax List, and Samuel Pell, who’s widow is 
Sarah Pell.

There were also a number of tenant farmers, who owned land, 
but also lease and farmed substantial holdings.

Hand drawn map showing the field boundaries and land ownerships after 
the 1777 Enclosure (source FLICKR Anthony Parker)

In relation to Owen Manning and Mears Ashby Hall, the map 
show the land he inherited from the Clendon family, which 
include Mears Ashby Hall and lands to the south and south-
west.
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Extract from post 1777 enclosure showing the property and land owned by Owen Manning

It appears a Mrs Thornton was occupying the Hall and 
grounds, with William Pratt farming the Tithe portion. Mrs. 
Thornton appears to have been a Mrs Katherine Thornton, 
who in the Northampton Mercury on 24 September 1796, 
is noted as appointing Thomas Pell, Mears Ashby as her 
gamekeeper for the manor of Hardwick. 

It is unclear at this point who purchased Owen Mannings 
estate in Mears Ashby in 1799. That it sold is supported by the 
lack of any mention of lands in Mears Ashby in the 1801 will of 
the Rev. Owen Manning, Godalming who died that year. 

There are no references in local newspapers or archives for 
this period making reference to the property, or 84 acres of 
farmland. As the name ‘Mears Ashby Hall’ does not appear 
until 1841, suggesting a new owner, it has proved challenging 
the track the ownership from 1799. 

A Mr. Allen Lovell, is noted in the 1798 Land Tax as a 
substantial farmer in Mears Ashby, occupying land valued 
at £39 11s 3d, later being described as a Gentleman, and 
dying in 1818 leaving a substantial will, with his wife Elizabeth 
surviving until 1835. Deeds, if they survive, would potentially 
fill in the gaps for this period.
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STOCKDALE FAMILY 
The Oxford University and City Herald on 30 April 1814 
announces that the Rev. W. Stockdale, M.A. F.L.S. had been 
appointed to the vicarage of Mear’s-Ashby, Northamptonshire. 
Patron, Sir J. Langham, Bart. He was the second son of Rev. 
Robert Stockdale (b.1761) canon of York, who had been rector 
of Arthingworth. It is assumed that he and his family occupied 
the vicarage in Mears Ashby. 

In 1831 his eldest brother Robert Stockdale, M.A. Senior 
Fellow of Pembroke college, (b.1760) died in Mears Ashby.  
By his will he left his whole estate to his brother Rev. William 
Stockdale, Mears Ashby. The value of the estate is unknown, 
but he left £3,000 to a cousin, suggesting it was considerable. 
It is possible that this inheritance included Mears Ashby lands, 
or sufficient funds to purchase a considerable estate. 

The first definite record located of the Stockdale family 
occupying ‘The Hall’ is the 1841 census which lists William 
Stockdale (70), Clerk, three daughters, one male and three 
females occupying the house. As noted earlier was in 1841 
that the appellation ‘Hall’ was applied to the house, possibly 
suggesting recent ownership.  

The 1847 Post Office Directory for Mears Ashby refers to ‘The 
seat of the Rev. William Stockdale, built in 1634, is a very 
pretty relic of ancient architecture and universally admired’. 
The 1851 census lists William Stockdale (83) Vicar of Mears 
Ashby. Living with him are three unmarried daughters, 
Florence, Louisa and Ellen and a son Henry Minshull 
(28) Barrister. There is a butler, cook, housemaid, upper 
housemaid, and page.

On 27 February 1858, Rev. William Stockdale, Vicar of Mears 
Ashby for 44 years died at Mears Ashby Hall, leaving an 
estate under £60,000 a large sum, with the estate going to 

his son Henry Minshull Stockdale. On 14 August 1858 the 
Northampton Mercury reported the wedding of Miss Sarah 
Emily Knight to Captain H. M. Stockdale of Mears Ashby Hall.

On 30 April 1859 the Northampton Mercury advertised the 
sale of the surplus furniture &c., and goods of H. M. Stockdale 
at Mears Ashby Hall. It is considered that this sale relates 
to the commissioning by Henry Stockdale of the architects 
Anthony Salvin to undertake significant alterations to Mears 
Ashby Hall. 

Jill Allibone in her 1988 book ‘Anthony Salvin: pioneer of 
Gothic revival architecture’, lists ‘Mears Ashby Hall, Mears 
Ashby, alterations and additions for Captain H. M. Stockdale, 
E: 1859-60. A new wing containing large reception rooms was 
added, new stair tower and offices. Cost £4,800.’ (p.185)

Jill Allibone cites this work in some detail, following a 
discussion on the mid-19th century trend of updating houses 
to meet requirements for a changing lifestyle of family living, 
writing.

	 Captain Henry Stockdale married in 1858, and the following 
year Salvin carried out essential improvement to his family 
home. This had a fine E-shaped front of 1637, which had 
been added to an earlier building, but the rooms were by 
no means large and the ceilings low. Salvin added a new 
west wing that contained a large drawing room and dining 
room for entertaining, and two bedrooms and dressing 
rooms above. This two-storey addition was joined to the old 
three-storey house by a recessed square staircase tower 
with a pyramidal roof, which disguised the transition from 
two-stories to three. A new kitchen and scullery were built 
at the back of the house and corridors and a servants’ hall 
carved out of the old offices. (p.71)
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An undated postcard of Mears Ashby Hall, with an incorrect date and claim that it was the seat of the Stockdale family since 1641. The 1859-60 addition is to 
the western end, right-hand-side in image.

Undated image of Mears Ashby Hall published in Jill Allibone’s book on Anthony Salvin showing the western wing and beyond the gable end of the stables 
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Undated image of the view of the Anthony Salvin 1858-60 western wing from Hill Farm, with the fishpond in the foreground. Photo probably taken from the 
public footpath to the west. (source Anthony Parker FLICKR) 

The choice of Anthony Salvin as the architect may have 
been influenced by the fact that in 1853, he carried out the 
restoration of the chancel of the St. Marys Church, Wilby, 
Northamptonshire, involving its rebuilding with a high-pitched 
roof, new vestry and organ chamber, for the Rev. Robert 
Stockdale (1818-53), Rectory of Wilby, his late brother. 
(Allibone p.178)

The 1861 census lists H. M. Stockdale (38) Sarah (31) a 
daughter (1) son (3 months) and eight servants, Nurse, under 
nurse, Cook, Housemaid, under Housemaid, kitchen maid, 
footman and stable boy. In the 1871 census the family has 

grown to two daughters and three sons.  Henry Minshull 
Stockdale, family and servants live at Mears Ashby Hall, until 
his death in 30 October 1913, leaving an estate worth £36,138.

The first detailed maps of Mears Ashby Hall and grounds are 
the 1884-1885 Ordnance Survey maps at six-inch and 25-inch 
to the mile. 

The 25-inch to one mile map shows the house, service 
buildings and garden in greater detail, with the footprint of the 
house showing the 1859-60 western wing.
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Undated image of the view of the Anthony Salvin 1858-60 western wing from Hill Farm, with the fishpond in the foreground (source Anthony Parker FLICKR) 
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During this period of occupation Mears Ashby Hall, like many 
similar houses of its social status, local newspapers reported 
it entertained archery parties (1868), competed at local flower 
shows (1873), held bazaars in its grounds (1881) held garden 
fêtes (1903) and opened the grounds. It entertained village 
children on 1 May 1900, with an image showing them in front 

Extract from the 1884 OS map 25-inches to one-mile for the house and gardens of Mears Ashby Hall

of the porch.

On 18 July 1912 Henry Minshull Stockdale celebrated his 90th 
birthday by inviting and entertaining the residents of the estate 
and wider village, an event captured on camera.
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Village children in their best cloths gathered in front of the entrance porch to Mears Ashby Hall on May Day (source Anthony Parker FLICKR)

Postcard showing the Stockdale family in the centre behind the children, tenants of the estate and residents of Mears Ashby attending the celebration of 
Henry Minshull’s 90th birthday. (source Anthony Parker FLICKR)
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The extent of the house, garden, park, and properties 
owned by Henry Minshull Stockdale can be established by 
reference to the District Valuation Records collected c1910, 
in accordance with the Finance (1909-10) Act 1910, which 
documented the ownership, occupation, use and extent of 
every piece of land. 

This showed that Mears Ashby Hall and grounds extended 
to about 28 acres, that the estate included two farms, one of 
253a a second of 197a, 13 cottages and houses in the village, 
the Griffin PH, the allotments and other small pieces of land. 
The table shows details of the 36 portions listed as owned by 
Henry Minshull Stockdale.

DESCRIPTION 
Land adjoining Vicarage garden 
Land 
The Hall, buildings, garden, park, etc.

Land
Allotments
House and garden, etc.
Land Buildings etc 
Land
House, Buildings garden 
Griffin Inn - Refreshment House & premises 
Cottage and Garden 
Cottage 
Cottage and Garden 
Cottage and Garden 
House
Cottage and Garden 
Cottage and Garden 
Cottage and Garden 
Land opposite Hall 
Land 
Land, Buildings, House 
Plantation 
Cottage
Site of ruin shop and house 
Cottage 
Land Pasture Field
Shooting Rights on Vicarage Land 
Sewage Works 

OCCUPIER 
Barton 
Geo Middleton 
H M Stockdale

John Beaty
Several
M E Smith 
H M Stockdale
Herbert E Dunkley
A M Gray
Refreshment House Association
Collins 
Thos Goosey 
Angelica Simcoe
C F Warr 
Wm Esgate
Wm Abbott
Annie Mitchell
Lewis J Mallard 
John Beaty
John Beaty
Jas S Whitmee
H M Stockdale 
Suey
H M Stockdale
Geo Clark
Thos Parminter
H M Stockdale 
Wellingborough RDC

NO.
8
9
37

38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56
57
58
59
60
145
149

AREA
3540 sq. yd.
20a 2r 26p
8a 0r 29p Hall
17a 0r 33p grounds
2a 2r 19p portion 53 
18a
3r 8p
1r 5p
NFG
5a 0r 3p
1a 0r 33p
0a 1r 0p
1540 sq. yd.
NFG
NFG
540 sq. yd.
360 sq. yd.
NFG
1100 sq. yd.
NFG
2a 2r 18p
232a 2r 10p
197a 1r 16p
3a 0r 6p
167 sq. yd.
560 sq. yd.
1050 sq. yd.
1a 1r 5p

0a 2r 0p

NFG = No figure in transcript 

The accompanying four maps joined together to show Mears 
Ashby Hall in relation to the two farms portions 54 (Hill Farm) 
farmed by John Beaty, which is in several parts across the 

four maps and portion 55 farmed by James Whitmee, again in 
several parts across the maps.
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Four District Valuation maps joined showing Mears Ashby Hall (pink) Hill Farm, portions 54 (yellow) and farm portions 55 (blue) It is noted by comparing with 
the 1777 map that Thomas Mercers land and Sarah Pells land had been acquired by the estate over the 19th century 
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An expanded extract shows the boundary of Mears Ashby Hall portion 37.

Mears Ashby Hall estate was inherited by Henry Minshull Stockdale (b. 1861), Barrister, of the Inner Temple, J.P., Major 3rd Battalion, Northamptonshire 
Regiment. He lived at Mears Ashby Hall, occasionally opening the gardens. In July 1921 He opened the grounds to celebrate his Silver Wedding.
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Siver Wedding Anniversary Celebrations July 1921 on the front lawn of Mears Ashby Hall (source FLICKR Anthony Parker) 

Undated image of the local hunt meeting at Mears Ashby Hall. The figures at the porch suggest this was while the hall was occupied by Major Stockdale 
1913-34.



HERITAGE REPORT

23

It was also the venue for the local hunt, with local newspapers 
noting the hunt in Mears Ashby from the early 1900s through 
to 1938.

Major Stockdale and his wife moved to Sussex c.1934, with his 
son Captain, later Lt. Col., Henry Charles Minshull, Stockdale 
and his wife Hon. Mrs Stockdale, daughter of Lady Violet 
Henderson, and grand-daughter of Lord Faringdon, moving 
into Mears Ashby Hall. 

The grounds of Mears Ashby Hall were again used to hold a 
local fête and flower show in 1949 and 1950, raising money 
for charities, and the local church. In 1952 Lt. Col., Stockdale 
was appointed the High Sheriff for Northamptonshire. In 

1954 Mears Ashby Hall was included in the Statutory List of 
Buildings of Special Architectural or Historic Interest.

From the mid 1950s the grounds were opened as part of the 
open-gardens scheme, raising funds for the Queens Institute 
of District Nurses.  The Peterborough Standard on 18 June 
1957, described Mears Ashby Hall as a ‘medium sized garden, 
Jacobean manor house – national monument - 1637. Fish 
ponds of earlier date with sweet, scented rushes used by 
monks for covering floors.’ 

The Ordnance Survey 1923 revision to the 25-inch to one mile 
and the 1967 1:2500 map does not show any fundamental 
changes to Mears Ashby Hall and grounds.

Extract from 1923 revision to 25-inch OS map and 1967 1:2500 scale map showing Mears Ashby Hall and immediate grounds 
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On 1 June 1965 an aerial image was taken of Mears Ashby 
Hall from the north-east showing the house wand grounds 
with the dovecot to the east and ponds to the west.

Henry Charles Minshull Stockdale died on 3 December 
1981, leaving an estate worth £52,377. While the estate was 
inherited by his son Henry, who according to a report on the 
death of his father noted he lived and farmed Hill Farm, which 
lies immediately to the west. In 1982 the house was placed 
on the market, with an asking price of £200,000. An undated 
newspaper report quoted Lt. Col., Son Henry saying ‘he will 
be sorry to see the house go. ‘ I run a smaller farm on the 
estate and my two sister are living in Hampshire. Really Mears 
Ashby Hall is too big for our needs’

On 4 July 1982 a local paper reported that planning 
permission had been granted for a change of use to become 
a centre for classical music classes, with the house becoming 
an education centre with rehearsal facilities for a new touring 
opera group. The approval was granted to Mr Frederick 
Stockdale, a wealthy music promoter, the son of Lt. Col., 
Henry Stockdale’s brother, Sir Edmund Villiers Stockdale, 
who is reported to be a wealthy music promoter. It was to 
become the base for Pavilion Opera. The Post on 21 August 
1982 reported that Frederick Stockdale was the new owner of 
Mears Ashby Hall, and that the sale of items from the house 
raised £140,000. The house appears to have been the head 
quarters of Pavilion Opera through the 1980s. 

Aerial image stated to have been taken on 1 June 1965 showing the house, the stable range to the south, with a garage addition, dovecot to the south-east 
and partial view of one of the fishponds to the west. (source FLICKR Anthony Parker)
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1994 ONWARDS 
In 1994 Mears Ashby Hall was placed on the market. Country 
Life on 7 April 1994 carried an advertisement for the house 
and 11 acres of grounds with an asking price of £650,000. 

The purchasers were a Mr. and Mrs. C. Hilton. In February 
1995 they were granted consent for internal and external 
works to the house by Wellingborough Borough Council 
(planning ref: WP/1994/0544). They continued the established 
tradition of opening the grounds and using the grounds for 
village fete in 1998 and again in 2000. 

The Northampton Chronicle and Echo on 2 November 1998 
reported that Mr. and Mrs Stockdale, presumably Henry 
Minshall Stockdale, were still living at Hill Farm. 

In 2004 Mears Ashby Hall was again placed on the market 
with Country Life on 10 June 2004 carrying an advert for the 
house and 11 acres of grounds. In April 2015 Mears Ashby 

Hall was advertised as a holiday rental https://kateandtoms.
com/property-of-the-month-mears-ashby-hall/ at £2,000 to 
£4,000 per night.

In 2023 it was again advertised for sale. The site  https://www.
priceypads.com/grade-ii-listed-mears-ashby-hall-jacobean-
country-manor-on-11-acres/ included the following details 
from Savills, with an asking price of £4,250,000. 

	 A magnificent Grade II* Listed country house, principally 
Jacobean with Victorian extensions, in a delightful village 
setting. The property sits in an elevated position amidst 
beautiful gardens and grounds, including ornamental 
lakes, a stream, woodland and paddocks. There is an 
extensive range of period outbuildings, including an early 
17th Century dovecote, 18th Century summer house, a fine 
stable block, and a tennis court; in all approximately 11 
acres.

Image from Country Life 7 April 1994 

https://kateandtoms.com/property-of-the-month-mears-ashby-hall/
https://kateandtoms.com/property-of-the-month-mears-ashby-hall/
 https://www.priceypads.com/grade-ii-listed-mears-ashby-hall-jacobean-country-manor-on-11-acres/ 
 https://www.priceypads.com/grade-ii-listed-mears-ashby-hall-jacobean-country-manor-on-11-acres/ 
 https://www.priceypads.com/grade-ii-listed-mears-ashby-hall-jacobean-country-manor-on-11-acres/ 
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HERITAGE SIGNIFICANCE  

Significance is defined by 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’. 

Placing the area in its historical context and describing its 
characteristics and appearance is an important component of 
the evidence gathering exercise to inform understanding of a 
place’s significance and contribution of its setting. 

As Historic England explains in ‘Conservation Principles’ 
(2008), understanding how a place has evolved and how 
different phases add to or detract from its significance is a 
part of that exercise. Heritage significance can be defined as 
using Evidential, Historical, Aesthetic and Communal Values. 

DISCUSSION
The grounds contain a number of features which warrant 
further consideration. 

TWO PONDS AND TERRACING
The 1783 and 1799 advertisements make reference to the two 
fish ponds. It is likely, however, that this landscape feature 
comprising a terrace leading down to two rectangular ponds, 
or canals, is an early 17th century feature. Tim Mowl and Claire 
Hickman, in their book ‘The Historic Gardens of England, 
Northamptonshire’, 2008, in discussing gardens of the early 
17th century period write ‘a terraced layout with a canal at 
the foot survives under later planting at Mears Ashby Hall, 
which was built […] in 1637’. The National Trust in writing on 
the history of water gardens notes canals were first popular in 
the 17th century. It is thought to be a relatively rare surviving 
garden feature. It is possible the garden at Mears Ashby Hall 
was previously formal.
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DOVECOT
Up until 1619, the law only allowed dovecotes to be built 
by the lord of the manor or the parish priest. As markers of 
wealth and importance, they were often prominently sited for 
visitors to see. The NHLE gives an early 17th century date, and 
thus almost certainly relates to the current house built in 1637, 
being constructed as a mark of Thomas Clendons wealth and 
status in Mears Ashby.

GARDEN PAVILLION
Garden Pavilions, which became increasingly popular in the 
18th century evolved from banqueting houses. Jill Francis in 
her book ‘Gardens and Gardening in Early Modern England 
and Wales, 1560-1660’ 2018, make several references to 
the banqueting house and rooms, noting that examples of 
extant gardens from this period are rare, but that a number of 
banqueting houses or rooms do survive.

In the 18th century, with the move to more naturalist gardens, 
the banqueting or summerhouses could be placed outside 
the formal garden to the house include the broader landscape 
feature, to provide a prospect. Park buildings, including 
pavilions were part of the garden style in the mid to late 8th 
century. 

The garden pavilion at Mears Ashby Hall is according to the 
NHLE mid-18th century. It is two-storey with a large window 
to the south to give a prospect across what was formerly a 
bowling green, and the landscape beyond all in the ownership 
of Mears Ashby Hall. It is possible that the pavilion may have 
been constructed c1777 following the allocation of land under 
the Enclosure Award, where a series of field were allocated to 
Owen Manning running south. 

OWNERS AND ARCHITECTS 
The Clendon family have lived and owned land in 
Northamptonshire since the 12th century. It is unclear 
how and when Thomas Clendon obtained the house and 
estate. As the builders of the current house 1637, building of 
stables, dovecot, terracing and canal, service range c1720s 
(demolished) and garden pavilion, they have a long and close 
association with the site.

The Stockdale family lived and named the house Mears 
Ashby Hall, with several generations living at the property 
from at least 1841, but probably a bit earlier, until 1994. In 
1859-60 Henry Minshull Stockdale commissioned the well-
known architect Anthony Salvin to alter and extend the house 
to provide a suitable level and quality of accommodation 
expected for a mid-19th century wealthy household.

Anthony Salvin (1799-1881) was one of the most important 
architects practising in Britain during the years 1820-1880, 
Anthony Salvin had a long and successful career as a builder 
of country houses and churches and as a restorer of some 
of the most important castles in England, including Windsor 
Castle and the Tower of London. 

He also adapted smaller country houses for clients, to provide 
updated facilities both for entertaining, and sleeping, but also 
increased privacy with staff, ideally being separated from the 
main household. The work at Mears Ashby is quoted by Jill 
Allibone in her 1988 book ‘Anthony Salvin: pioneer of Gothic 
revival architecture’ (p.71) as an example.
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STATEMENT OF CULTURAL HERITAGE SIGNIFICANCE   
Having regard to the surviving fabric of the house, former 
coach house stables, dovecot, garden pavilion and the terrace 
and canal, and the history and development of Mears Ashby 
Hall, it is considered that the heritage significance of Mears 
Ashby Hall and grounds can be summarised as follows.

	• Mears Ashby Hall date from 1637, with a 1859-60 addition. 
It standing in a generous garden which contains a 
contemporary 17th century dovecot and 17th double canal 
garden feature, former coach house and stables and mid-
late 18th century two-storey garden pavilion. It provides 
evidence of the wealth and social status of Thomas 
Clandon who built, or rebuilt a house on the site, and 
successive wealthy generations of the family that added to 
it, and the grounds until 1799. 

	• The ownership and occupation of the estate by successive 
generations of the Stockdale family from c1830 to 1994, 
and in particular the alteration and additions undertaken in 
1859-60, designed by the well-known Victorian architect 
Anthony Salvin (1799-1881) for Henry Stockdale, provides 
evidence of the wealth of the family and its ability to 
maintain the house and grounds to reflect its social status. 

	• The house built in 1637 and extended in matching style in 
1859-60, is of historical significance as an example of a 
high-quality and high-status house built and extended by 
a series of wealthy owners of the estate, who played an 
important role in the Mears Ashby community. 

	• The 1637 house built in local stone and reflecting the 
architectural fashion of the period, extended in 1859-
60, in matching materials and design, is of aesthetic and 
architectural significance as an example of a high-status 
house built and extended by a series of wealthy owners of 
the estate. 

	• Mear Ashby Hall is of aesthetic significance for its generous 
landscaped garden setting, enhanced by assembly of 
elements within the landscape including the 17th century 
terracing and double canal, dovecot, service buildings, 
elements of a former kitchen garden and garden pavilion.

	• Mears Ashby Hall is of aesthetic and historic significance it 

contributes to the character and appearance of the Mears 
Ashby Conservation Area. The use of local stone in the 
construction of all the buildings on the site, contributes 
to the local character of Mears Ashby and sense of local 
distinctiveness. 

	• The contemporary 17th century dovecot and terracing and 
double canal, are of historic and aesthetic significance as 
relatively rare surviving examples of fashionable garden 
features of the early 17th century, constructed to reflect 
and demonstrate the wealth and social standing of Thomas 
Clendon who built the house and laid out the grounds from 
1637. 

	• The mid, possibly later, 18th-century two-storey garden 
pavilion or summer house, designed to overlook a bowling 
green, and the land beyond which was added to the 
estate by the 1777 enclosure, is of historic significance 
in demonstrating the ongoing development of the estate 
reflecting contemporary garden fashion of wealthy owners.

	• The mid, possibly later, 18th-century two-storey garden 
pavilion or summer house, designed to overlook a bowling 
green, and the land beyond which was added to the estate 
by the 1777 enclosure, while in a deteriorating condition, is 
of aetheric and architectural significance as a relative rare 
example. 

	• Mears Ashby Hall is of historical significance for its long 
association with the Clendon family of Northamptonshire, 
with Thomas Clendon, building or rebuilding the house in 
1637, and laying out of the grounds with a double canal 
and dovecot, and successive generations wo added to the 
house and grounds.

	• Mears Ashby Hall is of historical significance for its long 
association and close with successive generations of 
the Stockdale family which acquire the estate by 1841, 
renaming it Mears Ashby Hall, and continuously occupied 
it until 1994. The house was extended in 1859-60, with it 
becoming the centre of an estate which in c1910 comprised 
the house and grounds of 28 acres, two farms comprising 
450 acres, 13 cottages and houses in the village.   
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	• Mears Ashby Hall is of historic significance for its 
association with the eminent Victorian architect Anthony 
Salvin (1799-1881) who designed alterations and additions 
to the house in 1859-60, costing £4,500, to upgrade to 
house to meet the contemporary lifestyle requirements of 
a wealthy client in the mid-Victorian period. The work at 
Mears Ashby is quoted by Jill Allibone in her 1988 book 
‘Anthony Salvin: pioneer of Gothic revival architecture’ (p.71) 
as an example, of his works to smaller country houses.

	• Mears Ashby Hall instils a sense of identity, a well 
understood aspect of the British landscape, of a house and 
associated buildings constructed by a wealthy owner, laid 
out in a generous landscape garden, which was developed 
by successive owners, to become on of the most important 
houses in the village.

	• Mears Ashby Hall is of significance to the local community 
through the memory of existing, and previous generations, 
through writings and photographic images, of the use of 
the grounds by the Stockdale family for family events (90th 
birthday, silver wedding, Coronation) to which the village 
were invited, and to the local and broader community 
through the open garden scheme. 

	• Mears Ashby Hall is recognised by the local and wider 
community as being of heritage cultural significance, 
through its inclusion with a sketch in ‘Parishes: Mears 
Ashby’, in ‘A History of the County of Northampton: Volume 
4, ed. L F Salzman (London, 1937), and in the National 
Heritage List for England, formerly the Statutory List, since 
1954.
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SETTING 
DISCUSSION
Mears Ashby Hall forms part of the southern boundary of the 
conservation area. There is intervisibility between All Saints 
Church and the Hall across the central open green space of 
the village, itself an important contributor to the character 
of the village. The Hall site sits on plateau with the earlier 
landscape of fishing ponds to the west and rural landscape 
beyond, following the general topography of the village with 
the river valley running north south at the western edge of the 
village. The Hall is one of two ‘polite’ architecturally designed 
buildings in the village and forms an incident in the vistas from 
the green open space when look south out of the village and 
towards the village from the rural setting southwest of the 
settlement.  

SETTING OF MEARS ASHBY HALL
The hall forms a part of the village to its north, the size of the 
building, ashlar stone and decoration marking it as a high 
status building set within a formal entrance courtyard and 
designed landscape. 

West of the house the formal terracing leading to and including 
the fish ponds, a remnant of an earlier landscape, provides 
a designed landscape setting with a deep time depth. This 
allows people to understand and experience the historical 
evolution of the village and the house’s part in that, set within 
a wider rural context. The house forms an important social 
and visual role in the structure and setting of the village that 
defines the character of this rural settlement. 

The designed layout of the gardens is based on functional 
efficiencies and aesthetic considerations. Such that:

	• The stables is located south of the house, in close proximity 
to be accessible but out of plain view

	• The fish ponds have been repurposed to provide an 
naturalistic water body that runs through the village and 
connects it with the wider rural landscape

	• The eastern lawns are curated to be more private spaces 
with limited views in or out

	• Points of interest that are visible from the wider landscape, 
particularly the summer house that is clearly designed 
to borrow the view out over the historic wider extent of 
parkland and most probably beyond

The perceptions of sitting in a rural landscape is a very real 
and an intended experience of one of the large houses on 
the edge of the village. The qualities of its surroundings 
as undeveloped land are an important component of this 
experience. The presence of a solar farm adjacent to the 
house and its grounds will undoubtedly have an impact on this 
valued component of the site’s heritage interest. 

MEARS ASHBY CONSERVATION AREA APPRAISAL
There is a conservation area appraisal and a management 
plan for Mears Ashby.  This seeks to articulate what is 
significant about the area as well as discuss its setting and 
context.  

The appraisal’s description of how the village’s setting 
contributes to its significance can be summarised as follows:

	• There are listed buildings that encircle the village, acting 
as the interface between the village and the wider 
undeveloped surroundings

	• The landscape south of the village is of ‘rolling ironstone 
valley slopes’ forming part of a green band around the 
Northampton urban area

	• There is a direct connection with water to the south of the 
village that creates shallow valleys and hollows

	• The village is shaped by the natural valley that runs 
north-south that terminates in views out over the open 
countryside. 

	• The settlement has expanded west of the river in more 
recent history

	• The open green space within the village is an important and 
rare contributor to the village’s verdant quality. These open 
spaces do not need to be publicly accessible to contribute

	• The village is characterised by a memory of the surrounding 
medieval field layout, open fields and paddocks

The management plan continues examining potential threats. 
It identifies that development outside the village:

	• Could impact the setting and appearance of listed 
structures
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	• Be deleterious on short and long views alike

	• Should conserve and enhance the intimacy of the hollows 
and valleys

The contribution that the fields surrounding the village 
make is recognised in the conservation area appraisal and 
management plan, in relation to both the north and south side 
of the village. That they form the terminus of views, but also 
connect to earlier farming practices and land ownership which 
has in turn shaped the evolution of the house. The expansive 
rural setting south of Mears Ashby Hall provides an important 
buffer to the built form of Northampton.

The Village Design Statement and Conservation Area 
Appraisal recognise the importance of the relationship any 

proposed development would have with its surroundings 
– historically and physically.  This includes any relationship 
and impact that a proposed development would have on the 
character and appearance of the conservation area as well as 
the Listed buildings at the village edge.   

It is important to understand the impact that any proposed 
development would have on the heritage significance of the 
conservation area. Analysis of the impact serves to deliver 
what is expected in s72 of the LB and CA Act – to have special 
regard to the desirability of preserving or enhancing the 
character or appearance of the conservation area, which as 
has been established, can include the impact of development 
that is sited outside the conservation area. Further detail on 
the legislation and policy related to ‘setting’ is included in 
Appendix 2.
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CURRENT PROPOSAL 
It is proposed to construct a series of three solar farms 
throughout Northamptonshire. The Farm named ‘Farm C’ is to 
be located to the south of Mears Ashby Village.

The proposed map for the scheme shows the area in relation 
to the village and the mixture of the use of land between solar 
farm and ancillary use. 

Looking from the north of the Hall’s immediate land towards a recent treed boundary with remnants of parkland beyond
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SUMMARY OF HERITAGE POLICIES AND GUIDELINES  

Conservation principles, policy and practice seek to 
preserve and enhance the value of heritage assets. With the 
issuing of the National Planning Policy Framework (NPPF) 
the Government has re-affirmed its aim that the historic 
environment and its heritage assets should be conserved 
and enjoyed for the quality of life they bring to this and future 
generations. 

Mears Ashby Hall is included in the National Heritage List 
for England, grade II*, while the stables and dovecot are 
grade II. They also lie within the Mears Ashby Conservation 
Area. Accordingly, the property is subject to the provisions 
of national policies set out in the NPPF and several Historic 
England Good Practice Planning Guidelines and Advice Notes, 
namely. 

	• Good Practice Advice Note 2 – Managing Significance in 
Decision- Taking in the Historic Environment March 2015 
(GPA2) 

	• Historic England Advice Note 2 – Making Changes to 
Heritage Assets 

	• Conservation Principles, Policies and Guidance (2008) 

Historic England’s approach to effective management of the 
historic environment is best summed up in paragraph 86 of its 
‘Conservation Principles’ (2008), which states: 

	 ‘Keeping a significant place in use is likely to require 
continual adaptation and change; but provided such 
interventions respect the values of the place, they will tend 
to benefit public (heritage) as well as private interests in it. 
Many places now valued as part of the historic environment 
exist because of past patronage and private investment, 
and the work of successive generations often contributes 
to their significance. Owners and managers of significant 
places should not be discouraged from adding further 
layers of potential future interest and value, provided that 
recognised heritage values are not eroded or compromised 
in the process’. 

It is also subject to the Heritage Policy of the North 
Northamptonshire Joint Core Strategy 2011-2031 (Adopted 
2016).

The relevant sections are included at appendix 2.
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IMPACT ASSESSMENT 

The focus of this report is on the potential impacts of the 
solar farm on the heritage significance (including setting) of 
Mears Ashby Hall and the conservation area.  There maybe 
impacts on the significance of other heritage assets elswhere, 
but those impacts have not been assessed as a  part of this 
report. Further detailed analysis will be necessary to assess 
the full impact of the proposals on the broader setting.

The proposals for a solar farm to provide green renewable 
energy are an important addition to the British power network. 
The following assessment is intended to analyse the impact 
the development would have on the heritage significance of 
the Hall and the conservation area and, if there is the potential 
for harm, to explore how any mitigation measures proposed 
might eliminate or minimise that harm.

While the proposed extent of the solar farm does not abut 
the grounds of Mears Ashby Hall the impact on the setting 
of the hall requires thorough assessment. As Identified in the 
statement of significance the historic extent of ownership 
of the Hall stretched beyond what it is now, an evolving 
connection with the wider landscape with a narrative of control 
and curation. 

The information supporting the proposals for the solar farm 

acknowledges that there may be an impact on the setting 
of both the Hall and that of the village resulting from the 
installation of its solar panels. The proposals make provision 
for what appears to be a landscape buffer around the 
perimeter of the solar panels.  To the west of the Hall and 
south of the village a field, through which runs a public right 
of way, is shown to be kept free of panels.  There are a further 
two areas to the south and east of the hall that are shown to 
be undeveloped, possibly because of limitations imposed by 
topography or other physical features.  

The absence of panels does not necessarily equate to the 
absence of development or use in association with the solar 
farm.  Questions arise from this approach:

	• What will the ‘empty’ spaces be used for.  

	• Will this give rise to any adverse impacts?

	• Are the proposed buffers adequate to mitigate any harm 
(the supporting information suggests that there would be 
some harm).

	• Is there a lost opportunity to put the vacant fields to a use 
that would help mitigate any harm?

The rear of the house from the south-east. Ancillary service spaces and driveway to the stables evident. 
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The panels are shown to form a series of fields broadly 
corresponding with the existing field boundaries and on plan 
appearing to be consistent with the existing characteristics.  In 
reality the effect is likely to be substantially different with the 
existing defined boundaries disappearing out of view between 
the elevated solar panels on their associated framework 
structures.

In the absence of information on what these empty fields 
would contain it is possible that service vehicles and 
maintenance machinery, other equipment could be stored on 
these open areas. The setting of both the village and the Hall 
could therefore be impacted by this paraphernalia of the solar 
farm adjacent to its boundary. 

Mears Ashby Hall is orientated to face north, and originally 
principal rooms overlooked the entrance. The rear of the 
building featured a complex series of service buildings and 
kitchen demonstrating a design where the rear aspect formed 
a working part of the household, rather than a recreational 
one.  Nevertheless, it would have been a series of spaces 
and organised functional uses that owners would have used 
to show off to guests and visitors, illustrating their wealth and 
status. 

When the house was extended westwards in the nineteenth 
century the additional range partially reoriented the principal 

rooms to look out westwards over the terracing and formal 
gardens below. These designed views across a partially, 
although redeveloped, formal historic feature with the broader 
natural landscape forming the backdrop outside the Hall’s 
ownership are fundamental to the connection between the 
house, its garden and the broader rural setting, an intrinsic 
component of the houses expansion and reorientation.

The Solar Farm proposals show ownership of the field at the 
top of the rising bank south west of the formal ponds. This is 
shown as not having solar panels fitted but as is discussed 
above there is potential for this land to be used as ancillary 
storage for the solar farm. The non agricultural use of this 
field would harm the rural setting of the Hall. Should it be 
used for vehicle or machinery storage ancillary to the solar 
farm operation the increase paraphernalia would also create 
a visual interruption to the green spaces connection between 
the formal and informal areas, severing the designed illusion of 
a borrowed landscape view of the Hall into its wider setting to 
the west. 

The view from the immediate terrace of the stables (listed 
grade II) will result in harm in a similar way  as that from the 
house’s western terrace. The will be an equally or possibly 
more adverse impact on the open views of the garden and 
landscape setting from the upper floors of the stable and 
house.

Looking south-west from the terrace adjacent to the Victorian wing of the Hall. Whilst trees help to filter views out towards the wider landscape there
 remains the scope for visual impact, particularly in the winter months and also harm from any associated noise.
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Looking west from the window of the first floor groom accommodation of the stable range

The proposed development risks severing the Hall from its 
agricultural context, which is a fundanmental and defining 
characteristic contributing to its significance.  This severance 
will be both physical and perceptual.

The first floor would historically have formed grooms 
accommodation and perhaps ancillary stable use, therefore 
it has less historical importance than were it of a designed 
principal room to be used by the Hall owners. However, the 

connection between service workers of the Hall and the wider 
rural setting is an important one with a strong relationship 
between the use and prosperity of the surrounding 
countryside and the employment and social setting of the 
stable users. The link between the wider rural setting and the 
stables is intrinsic to their use and any disruption of that link 
should carry weight in assessing the impact on the stable 
building.
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Looking at the front of the Hall, the dovecote and garden pavilion visible to the east (left) of the house. 

While acknowledged that there are no formal designed views 
from the rear of the house, and that this is predominantly a 
service area, serving both the Hall and landscape the space 
to the east of the house represents an important part of the 
social history and significance of the house. 

There are fortuitous views and an understanding of the 
functional and contextual relationship between places that 
adds to our appreciation of, and the significance of the Hall 
and its grounds. This understanding and appreciation will be 
under threat through the development of the solar farm so 
close to the Hall and its garden setting.

As discussed earlier in the report the dovecote forms an 
important signifier of social status. Its location has been 
carefully chosen not only to be enjoyed and experienced by 
the owners of the Hall but also to be visible from the broader 
village setting. The setting of the dovecote is important as it 
represents the high social status and heritage significance of 
deigned buildings to the east of the house. 

The location of the dovecote close to a food source for the 
birds (i.e. the surrounding fields) is an important functional 
llink and historically significant (as it was the impact on crop 
production, particularly during the Napoleonic wars, that led to 
their loss of popularity and eventual demise).
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The Southern façade of the Garden Pavilion

The summer house or garden pavilion (listed Grade II) is 
built into the walled garden to the south of the Hall. The two 
storey structure is clearly designed as a space to overlook 
the surrounding landscape, both back towards the house and 

dovecote, west over the lawn and roof of the stables to the 
wider landscape and south over the walled garden to the open 
countryside beyond.
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The Southern façade of the Garden Pavilion

The reduction in land ownership of the hall in recent history 
has been followed by what appears to be commercial tree 
planting just beyond the current ownership boundary, limiting 
views beyond this. However, these are recent additions and 
not representative of designed and intended views from the 
summer house. As referenced earlier in this report the Hall’s 
ownership extended south over fields which are now within 

the proposed boundary of the Solar Farm. These fields were 
laid out as a meadow park with tree planting and formed 
part of the naturalistic setting of the Hall’s southern expanse. 
Specimen trees, intended to act as focal points and to curate 
views can still be seen in the fields outside the Halls current 
ownership.
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Extract from post 1777 enclosure showing the property and land owned by Owen Manning (yellow) with proposed sites of solar panels shaded orange where 
they overlap

The relationship between the Hall and its parkland setting 
is an important one, evidence of the expansion, social and 
economic fortunes of its owners and of Mears Ashby village. 
However, the importance of the relationship between this 
earlier parkland and the current estate is intrinsically linked 
with the Garden Pavilion. The Main window looks south from 
the first floor, providing wide views out towards the earlier 
landscape, it is clear that this view was the primary intent of 
the structure and therefore any changes to the landscape 
in this view has the potential to be highly impactful. The 
introduction of solar panels on this earlier parkland will 
completely erode the landscape qualities, which whilst 
depleted are still evident. This loss will cause a less than 
substantial impact on the setting and experience of the 

Garden Pavilion, in turn affecting our understanding of the 
Hall’s earlier landscape and societal status.

Historic England guidance explains (Setting of Heritage 
Assets, GPA3, 2017), the contribution setting makes to the 
significance of a heritage asset is not defined just by the 
degree of intervisibility but by other environmental effects 
and by our understanding of the historic relationship between 
places. As identified in our preliminary research there is a 
clear historic and functional relationship between the Mears 
Ashby Hall, house and the surrounding landscape. This will be 
an important consideration in the emerging LVIA which will be 
developed as part of further proposals. 
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Once the extent of the solar farm and use of the ‘empty’ 
fields along its northern boundary are clarified the potential 
for impact on the setting of Mears Ashby village can be 
carefully assessed but it is apparent that the users of the 
public right of way that enters the village from the south will 
have a completely different experience.  No longer will they 
be able to experience the agricultural context that defines the 
character and significance of the village.The approach to the 
village, historically across open countryside, will now be lined 
with solar panels, significant glare and disruption to views 
eastwards and severing part of the connection both visual and 
understood between the rural landscape and village.

The NPPF (December 2023) makes clear in paragraphs 
200-201 and 205-208, that any harm to designated 
heritage assets should be avoided and great weight given 
to their conservation. The more important the asset the 
greater the weight. Any harm must be justified and deliver 
counterbalancing public benefits. To be able to identify the 
nature and extent of impacts requires applicants and the 
local planning authority to understand an assets significance 
and the contribution its setting makes to significance. It 
is clear from the technical information provided that this 

understanding is missing and, therefore, that the analysis of 
impacts is flawed. Potential impacts include: 

	• Erosion of the historical links between places and our 
understanding and appreciation of those interrelationships; 

	• The proposed solar farm will change the character of this 
agricultural setting; 

	• The rural route serving the historic Mears Ashby village will 
lose those ‘rural’ qualities; 

	• The quality of the views out from the village, as one moves 
through it will be diminished; 

	• The designed views out from Mears Ashby Hall over the 
wider landscape will be interrupted by the proposed works 
(solar panels, ancillary use and screening); 

	• The possible further expansion of the solar farm will have a 
cumulative impact on the setting of nearby heritage assets, 
potentially severing a last link with the agricultural setting to 
the south. 
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IMPACT ON HERITAGE SIGNIFICANCE  

	• Mears Ashby Hall date from 1637, with a 1859-60 addition. 
It standing in a generous garden which contains a 
contemporary 17th century dovecot and 17th double canal 
garden feature, former coach house and stables and mid-
late 18th century two-storey garden pavilion. It provides 
evidence of the wealth and social status of Thomas 
Clendon who built, or rebuilt a house on the site, and 
successive wealthy generations of the family that added to 
it, and the grounds until 1799. 

The proposals to build on the earlier parkland setting of Mears 
Ashby Hall have a small impact on the understanding of the 
wealth and social status of successive owners. 

	• The ownership and occupation of the estate by successive 
generations of the Stockdale family from c1830 to 1994, 
and in particular the alteration and additions undertaken in 
1859-60, designed by the well-known Victorian architect 
Anthony Salvin (1799-1881) for Henry Stockdale, provides 
evidence of the wealth of the family and its ability to 
maintain the house and grounds to reflect its social status. 
#

There is significant potential for views from the Victorian Salvin 
wing to be altered, paraphernalia and associated servicing of 
the solar farm interrupting the designed views from this high 
quality addition across the revised formal gardens and to the 
broader rural landscape beyond. 

	• The house built in 1637 and extended in matching style in 
1859-60, is of historical significance as an example of a 
high-quality and high-status house built and extended by 
a series of wealthy owners of the estate, who played an 
important role in the Mears Ashby community. 

The current proposals do not impact the evidence of the 
house as a high quality piece of architecture extended and 
altered by wealthy owners. However, the connection of the 
estate with the Mears Ashby community could be affected 
by the use of the fields directly to the west and south of the 
current estate boundary. 

	• The 1637 house built in local stone and reflecting the 
architectural fashion of the period, extended in 1859-
60, in matching materials and design, is of aesthetic and 
architectural significance as an example of a high-status 
house built and extended by a series of wealthy owners of 
the estate. 

The proposals do not impact the architectural heritage 
significance of the main house. 

	• Mears Ashby Hall is of aesthetic significance for its 
generous landscaped garden setting, enhanced by 
assembly of elements within the landscape including the 
17th century terracing and double canal, dovecot, service 
buildings, elements of a former kitchen garden and garden 
pavilion.

The proposals risk interrupting the landscape setting of the 
Hall and broader estate with the rural landscape, particularly 
between the garden pavilion and to a lesser extent the stables. 

	• Mears Ashby Hall is of aesthetic and historic significance it 
contributes to the character and appearance of the Mears 
Ashby Conservation Area. The use of local stone in the 
construction of all the buildings on the site, contributes 
to the local character of Mears Ashby and sense of local 
distinctiveness. 

The proposals directly affect the arrival at the Mears Ashby 
Conservation area from the South and from within the Mears 
Ashby Hall gardens. There will be a less than substantial level 
of harm to the experience of both. 

	• The contemporary 17th century dovecot and terracing and 
double canal, are of historic and aesthetic significance as 
relatively rare surviving examples of fashionable garden 
features of the early 17th century, constructed to reflect 
and demonstrate the wealth and social standing of Thomas 
Clendon who built the house and laid out the grounds from 
1637. 

The relationship between the fashionable garden structures 
and landscape of the 17th century with the broader natural 
and parkland setting is to be partially severed by the 
proposals. While the solar farm wont necessarily (to be 
clarified by further detailed proposals) be immediately visible 
from the garden structures it is proposed to be constructed on 
what was historically parkland within the Hall’s ownership. The 
designed relationship between the structures and landscape 
will be further eroded, likely to the point of total loss. 

	• The mid, possibly later, 18th-century two-storey garden 
pavilion or summer house, designed to overlook a bowling 
green, and the land beyond which was added to the 
estate by the 1777 enclosure, is of historic significance 
in demonstrating the ongoing development of the estate 
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reflecting contemporary garden fashion of wealthy owners.

As discussed the garden pavilion has an important relationship 
with both its immediate and broader landscape setting. The 
proposals show solar building on the land added to the estate 
post 1777 enclosure and this severs one of the last remaining 
links between this land and the Grade II listed structure. 

	• The mid, possibly later, 18th-century two-storey garden 
pavilion or summer house, designed to overlook a bowling 
green, and the land beyond which was added to the estate 
by the 1777 enclosure, while in a deteriorating condition, is 
of aesthetic and architectural significance as a relative rare 
example. 

The proposals do not affect the aesthetic and architectural 
contribution of the garden pavilion. 

	• Mears Ashby Hall is of historical significance for its long 
association with the Clendon family of Northamptonshire, 
with Thomas Clendon, building or rebuilding the house in 
1637, and laying out of the grounds with a double canal and 
dovecot, and successive generations who added to the 
house and grounds.

The proposals do not affect the association with the Clendon 
family of Northamptonshire but do partially undermine the 
intended experience of the grounds which they laid out over 
successive generations. 

	• Mears Ashby Hall is of historical significance for its long 
association and close with successive generations of 
the Stockdale family which acquire the estate by 1841, 
renaming it Mears Ashby Hall, and continuously occupied 
it until 1994. The house was extended in 1859-60, with it 
becoming the centre of an estate which in c1910 comprised 
the house and grounds of 28 acres, two farms comprising 
450 acres, 13 cottages and houses in the village.

The association of the house with the Stockdale family is not 
directly affected by the proposals. However, they will impact 
on the association of the house with the earlier extent of its 
estate and in a similar way alter the relationship of the estate 
with Mears Ashby village.    

	• Mears Ashby Hall is of historic significance for its 
association with the eminent Victorian architect Anthony 
Salvin (1799-1881) who designed alterations and additions 
to the house in 1859-60, costing £4,500, to upgrade to 

house to meet the contemporary lifestyle requirements of 
a wealthy client in the mid-Victorian period. The work at 
Mears Ashby is quoted by Jill Allibone in her 1988 book 
‘Anthony Salvin: pioneer of Gothic revival architecture’ (p.71) 
as an example, of his works to smaller country houses.

There is a risk that service paraphernalia and machinery 
may be visible in designed views from the 1860 Salvin range, 
undermining the quality and experience of this later addition to 
the Hall.

	• Mears Ashby Hall instils a sense of identity, a well 
understood aspect of the British landscape, of a house and 
associated buildings constructed by a wealthy owner, laid 
out in a generous landscape garden, which was developed 
by successive owners, to become on of the most important 
houses in the village.

The relationship between the house and village will remain 
relatively unaffected. However, the historically present and 
currently perceived control over the broader rural landscape 
by the Mears Ashby Hall estate is to be eroded through the 
construction on its parkland previously within its ownership of 
the solar farm. This will begin to erode the identity of the Hall 
estate as one with the societal standing it once had within the 
village. 

	• Mears Ashby Hall is of significance to the local community 
through the memory of existing, and previous generations, 
through writings and photographic images, of the use of 
the grounds by the Stockdale family for family events (90th 
birthday, silver wedding, Coronation) to which the village 
were invited, and to the local and broader community 
through the open garden scheme. 

The proposals do not affect this element of the estate’s 
significance

	• Mears Ashby Hall is recognised by the local and wider 
community as being of heritage cultural significance, 
through its inclusion with a sketch in ‘Parishes: Mears 
Ashby’, in ‘A History of the County of Northampton: Volume 
4, ed. L F Salzman (London, 1937), and in the National 
Heritage List for England, formerly the Statutory List, since 
1954.

The proposals do not affect this element of the estate’s 
significance.
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CONCLUSION 

The level of detail of the supporting information allows only 
a preliminary assessment of the potential impacts on the 
significance of Mears Ashby Hall and the Conservation Area.  
That the supporting information provides no evidence of 
the analysis of the significance of these designated heritage 
assets suggests that any subsequent assessment of impact 
would be extremely limited.  This heritage report has carried 
out a more detailed analysis that allows for a more reliable and 
accurate assessment of impact.

While it is acknowledged that landscape buffers appear to be 
proposed and that in certain areas panels are not proposed it 
is considered that these measures are inadequate to mitigate 
the harmful impact the solar panels and the associated 
activities would have on the significance of the Hall and its 
associated ancillary buildings and the Conservation Area.

There will be an erosion, and perhaps total loss of connection 
between the Hall, its garden structures and the historic 
parkland to the south of the gardens, enclosed post 1777. This 
loss represents harm to the heritage significance of Mears 
Ashby Hall, which at its lowest level and assuming that the 
proposed mitigation is successfully managed, would be of 
a ‘less than substantial’ level. No justification is provided for 
harm and so the proposals should not be supported at this 
stage. 

The consultation proposals show that there will be a level of 
harm that is not justified.  This harm derives from development 
within the setting of designated heritage assets and from 
development that would affect the character and appearance 
of the conservation area.

As Historic England advises in its published advice ‘The 
Setting of Heritage Assets’. (GPA3) Early assessment of setting 
and impacts provide a basis for agreeing the scope and form 
of development and for reducing the risk for disagreement and 
challenge later.  It goes on to explain in paragraph 39 - 40

	 39. Options for reducing the harm arising from development 
may include the repositioning of a development or its 
elements, changes to its design, the creation of effective 
long-term visual or acoustic screening, or management 
measures secured by planning conditions or legal 
agreements. For some developments affecting setting, the 
design of a development may not be capable of sufficient 
adjustment to avoid or significantly reduce the harm, for 
example where impacts are caused by fundamental issues 
such as the proximity, location, scale, prominence or 
noisiness of a development….

	 40. Where attributes of a development affecting setting 
may cause some harm to significance and cannot be 
adjusted, screening may have a part to play in reducing 
harm. As screening can only mitigate negative impacts, 
rather than removing impacts or providing enhancement, 
it ought never to be regarded as a substitute for well-
designed developments within the setting of heritage 
assets. Screening may have as intrusive an effect on the 
setting as the development it seeks to mitigate, so where it 
is necessary, it too merits careful design. This should take 
account of local landscape character and seasonal and 
diurnal effects, such as changes to foliage and lighting….
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APPENDIX 1: ENTRIES IN THE NATIONAL HERITAGE LIST FOR ENGLAND 

Official list entry 
Heritage Category:  Listed Building 
Grade: II* 
List Entry Number: 1040699 
Date first listed: 28-May-1954 
List Entry Name: MEARS ASHBY HALL 
Statutory Address 1: MEARS ASHBY HALL, WIBLY ROAD 

Location 
Statutory Address: MEARS ASHBY HALL, WIBLY ROAD 
The building or site itself may lie within the boundary of more 
than one authority. 
District: North Northamptonshire (Unitary Authority) 
Parish: Mears Ashby 
National Grid Reference: SP 83977 66416 
Details 
SP8366 16/260 28/05/54

MEARS ASHBY WILBY ROAD (South side) Mears Ashby Hall

GV II*

Country House. Dated 1637 for Thomas Clenden, probably 
earlier origins, extended C18 and 1859 by A. Salvin for 
Stockdale family. Lias ashlar with Collyweston slate roof. 
Originally E-plan, Jacobean style. 2 storeys with attics. 
Main front of 7-window range. 5-window range to left is the 
original house. Central 3 storey porch has arched entrance 
flanked by pairs of fluted Roman Doric columns supporting 
an entablature and cornice. C19 panelled door. Blank arch 
above entrance has initials T.C. Dutch gable with attic window 
having a curved head is surmounted by an open circle with 
obelisk. Bays to left and right of porch have small gables with 
stepped head attic windows. Flanking bays break forward with 
large gables. 3- and 4-light stone-mullioned windows. Ashlar 
gable parapets and kneelers with finials at eaves and apex. 
Ashlar stacks at ridge. 2-window range to right was added 
by Salvin in similar style. 4- and 6-light stone mullioned and 
transomed windows. Short square tower with conical roof 
abuts the main house and has a gable breaking forward to the 
right. Rainwater heads have dates 1637, Garden front to right 
is similar and by Salvin with squared stone bay to the left and 

a gable to the right. Rear elevation has 3 gables of original 
house to right and 1859 extension with datestone to left. 
c.1859 single-storey range to centre. Interior: entrance hall has 
fielded panelling. C18 staircase with half landing and fluted 
balustrades. Staircase to Salvin wing has large Griffin head 
newels, room to rear has C20 painted ceiling. (Buildings of 
England: Northamptonshire, p.304; Squires Homes and Other 
Old Buildings of Northamptonshire: J. A. Gotch, p.29).

Official list entry 
Heritage Category:  Listed Building 
Grade: II 
List Entry Number: 1191478 
Date first listed: 13-May-1986 
List Entry Name: STABLES APPROXIMATELY 20 METRES 
SOUTH OF MEARS ASHBY HALL 
Statutory Address 1: STABLES APPROXIMATELY 20 METRES 
SOUTH OF MEARS ASHBY HALL, WILBY ROAD 
Location 
Statutory Address: STABLES APPROXIMATELY 20 METRES 
SOUTH OF MEARS ASHBY HALL, WILBY ROAD 
The building or site itself may lie within the boundary of more 
than one authority. 
District: North Northamptonshire (Unitary Authority) 
Parish: Mears Ashby 
National Grid Reference: SP 83983 66377 
Details 
MEARS ASHBY WILBY ROAD SP8366 (South side) 16/263 
Stables approx. 20m. S of Mears Ashby Hall

GV II

Stables, now outbuildings. Probably early C18. Regular 
coursed lias with stone slate and plain-tile roofs. Originally 
range of stables with haylofts over. 4-window range of 
irregularly spaced casements under wood lintels. C19 and C20 
stable and garage doors. Ashlar gable parapets and kneelers, 
bay to left has lower eaves, stone stack at end. Interior: 
room to far left has small open fireplace with bressumer and 
may have had a domestic use. Some original roof structure 
remains. Included for group value.
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Official list entry 
Heritage Category:  Listed Building 
Grade: II 
List Entry Number: 1191450 
Date first listed: 28-May-1954 
Date of most recent amendment: 13-May-1986 
List Entry Name: DOVECOTE APPROXIMATELY 20 METRES 
EAST OF MEARS ASHBY HALL 
Statutory Address 1: DOVECOTE APPROXIMATELY 20 
METRES EAST OF MEARS ASHBY HALL, WILBY ROAD 

Location 
Statutory Address: DOVECOTE APPROXIMATELY 20 METRES 
EAST OF MEARS ASHBY HALL, WILBY ROAD 
The building or site itself may lie within the boundary of more 
than one authority. 
District: North Northamptonshire (Unitary Authority) 

Parish: Mears Ashby 
National Grid Reference: SP8400566428 
Details 
SP86NW 3/261 28/05/54 

MEARS ASHBY WILBY ROAD (South side) Dovecote approx. 
20m. E of Mears Ashby Hall 

(Formerly listed as Dovecote at Mears Ashby Hall)

GV II

Dovecote. Early C17. Regular coursed lias with Collyweston 
slate roof. Rectangular plan. Door opening in gable end. 
Ashlar gable parapets and gabled roof with glazed glover at 
ridge. Interior not inspected.
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APPENDIX 2: LEGISLATION AND POLICY 

In determining a planning application affecting a listed building 
or its setting, s66 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 requires that local planning 
authorities 

	 ‘shall have special regard to the desirability of preserving 
the building or its setting or any features of special 
architectural or historic interest which it possesses’. 
(emphasis added)

In relation to a conservation area the duty of the local planning 
authority under s72 of the Act is to pay special attention ‘ to 
the desirability of preserving or enhancing the character or 
appearance of that area’.

There is a difference in that the setting of a conservation area 
is not included in the duty to preserve or enhance.  Current 
policy and advice seeks to address this apparent discrepancy, 
as explained in the NPPF:

207. In determining applications, local planning authorities 
should require an applicant to describe the significance of any 
heritage assets affected, including any contribution made by 
their setting. 

213. Any harm to, or loss of, the significance of a designated 
heritage asset (from its alteration or destruction, or from 
development within its setting), (emphasis added)

WHAT IS ‘SETTING’
The Glossary to the NPPF provides a definition: 

	 Setting of a heritage asset: 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.

This suggests that there are two tests to observe: 
understanding what is the extent of the setting and then 
identifying the extent to which that setting may contribute 
or otherwise to the significance of a heritage asset.  Just to 
complete the analysis ‘significance’ is defined in the NPPF as:

	 Significance (for heritage policy): 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. 

Historic England provides guidance on both these aspects 
of heritage management.  ‘HEAG28 – Conservation Area 
Appraisal, Designation and Management’ and ‘GPA3 The 
Setting of Heritage Assets’.

The advice targets the contribution that a setting makes to 
significance , but without first thinking about what that setting 
is and what may define it. Paragraph 34 of HEAG28 explains

	 34 Conservation areas are designated for both special 
architectural and historic interest and most areas worthy of 
designation will have both, though the levels may vary and 
one may be considered more important than another. The 
appraisal needs to set out these interests and express their 
importance clearly. Key elements in defining the special 
interest are likely to be:

	• the contribution to the special interest made by the 
setting on the area, that is what the setting can 
contribute to the significance of a heritage asset, and 
how it can allow that significance to be appreciated.

There is a clue to understanding the extent of setting in 
paragraph 42 of HEAG28 where it advises consideration of the 
locational characteristics of a place.  It states:

	 General character, location and uses 

	 42 Before starting more detailed analysis, it is helpful to set 
the scene by describing the general identity and character 
of the conservation area (whether it is a village, town or city 
centre, for example), its townscape and its place within 
the wider settlement or surrounding landscape. Where 
the conservation area only covers part of a village, town or 
city, it is helpful to include the geographical and historical 
context in relation to the character and appearance of the 
whole settlement as well as a factual description of the 
location of the conservation area and its wider setting and 
brief references to economic profile, general condition and 
existing or potential forces for change. (emphasis added)

However, the topic is developed further by the introduction 
of the concept of a ‘wider’ setting and ‘immediate’ setting. 
Paragraphs 58,60 and 75 of HEAG28 state
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	 SETTING AND VIEWS 
	 58 Heritage assets can gain significance from their 

relationship with their setting whilst views from within 
or outside an area form an important way in which its 
significance is experienced and appreciated.

	 60 Consider using mapping to illustrate the conservation 
area’s relationship with its wider setting, whether within a 
larger settlement, or in the context of a rural landscape 
hinterland,

	 75 Before finalising the boundary it is worth considering 
whether the immediate setting also requires the additional 
controls that result from designation, or whether the setting 
is itself sufficiently protected by national policy or the 
policies in the Local Plan.

This ‘wider’ setting, which Historic England suggests could be 
the entire ‘rural hinterland’, should be interrogated in the same 
way as a more ‘immediate setting’ to establish a contribution 
to the significance of a heritage asset. 

Historic England’s GPA3 The Setting of Heritage Assets seeks 
to provide some clarity stating on page 2

	 Setting is the surroundings in which an asset is 
experienced, and may therefore be more extensive than 
its curtilage. All heritage assets have a setting..[…].. 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. (emphasis added)

GPA3 also advises that setting is a separate concept from 
curtilage, character and context. About context it explains 
that contextual relationships, including spatial and functional 
relationships may extend well beyond what might be 
considered an asset’s setting. Continuing the discussion 
about extent of setting Historic England explains what matters 
‘may’ affect considerations of the extent of setting:

	• Setting cannot be set at a fixed distance and cannot be 
permanently fixed as the surroundings of a heritage asset 
may change over time and because our understanding of 
an asset may also change.

	• Individual assets will have a setting, potentially overlapping 
or nested with other assets and larger areas – a hamlet, 
village or urban area will have its own setting.
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APPENDIX 3: NATIONAL AND LOCAL HERITAGE POLICIES, GUIDELINES AND ADVICE 

NATIONAL PLANNING POLICY FRAMEWORK 
Conservation principles, policy and practice seek to 
preserve and enhance the value of heritage assets. With the 
issuing of the National Planning Policy Framework (NPPF), 
the Government has re-affirmed its aim that the historic 
environment and its heritage assets should be conserved 
and enjoyed for the quality of life they bring to this and future 
generations. 

In relation to development affecting a designated heritage 
asset the NPPF states in paragraphs 205 and 206 that: 

	 ‘When considering the impact of a proposed development 
on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation (and the 
more important the asset, the greater the weight should be). 
This is irrespective of whether any potential harm amounts 
to substantial harm, total loss or less than substantial harm 
to its significance. 

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

Paragraph 203 of the NPPF, however, also advises Local 
Planning Authorities that.

	 In determining applications, local planning authorities 
should take account of: 

a)	 the desirability of sustaining and enhancing the 
significance of heritage assets and putting them to viable 
uses consistent with their conservation.

b)	 the positive contribution that conservation of heritage 
assets can make to sustainable communities including 
their economic vitality; and 

c)	 the desirability of new development making a positive 
contribution to local character and distinctiveness.

THE PLANNING PRACTICE GUIDANCE (PPG) 
This seeks to provide further advice on assessing the impact 
of proposals explaining that what matters in assessing 
the level of harm (if any) is the degree of impact on the 
significance of the asset. It states: 

	 ‘In determining whether works to a listed building (or 
its setting) constitute substantial harm, an important 
consideration would be whether the adverse impact 
seriously affects a key element of its special architectural 
or historic interest. It is the degree of harm to the asset’s 
significance rather than the scale of the development that is 
to be assessed.’ 

The NPPF explains in paragraphs 207 and 208 the differences 
between ‘substantial’ harm and ‘less than substantial’ harm, 
advising that any harm should be justified by the public benefit 
of a proposal. 

In cases where there is less than substantial harm, paragraph 
208 states: 

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

The PPG also seeks to provide a clearer understanding of 
what constitutes ‘public benefit’, as it is the public benefit that 
flows from a development that can justify harm. In weighing 
the public benefits against potential harm, considerable weight 
and importance should be given to the desirability to preserve 
the setting of listed buildings. 

Public benefits can flow from a variety of developments 
and could be anything that delivers economic, social, or 
environmental progress as described in the NPPF, paragraph 
8. 

They should be of a nature or scale to be of benefit to the 
public at large and should not just be a private benefit. 
However, benefits do not always have to be visible or 
accessible to the public in order to be genuine public benefits. 
It explains that public benefits can include heritage benefits, 
such as: 

	• Sustaining or enhancing the significance of a heritage asset 
and the contribution of its setting 

	• Reducing or removing risks to a heritage asset

	• Securing the optimum viable use for a heritage asset. 
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HISTORIC ENGLAND ‘CONSERVATION PRINCIPLES’ (2008) 
Works of alteration, extension, or demolition need not involve 
any harmful impact and may be necessary to ensure a building 
has a viable future. Historic England explains its approach to 
managing the historic environment and how we experience 
places stating in in ‘Conservation Principles’ (April 2008) 
paragraph 88: 

	 ‘Very few significant places can be maintained at either 
public or private expense unless they are capable of some 
beneficial use; nor would it be desirable, even if it were 
practical, for most places that people value to become 
solely memorials of the past’. 

It also points out in paragraph 92: 

	 ‘Retaining the authenticity of a place is not always achieved 
by retaining as much of the existing fabric as is technically 
possible’. 

It also comments in paragraph 86: 

	 ‘Keeping a significant place in use is likely to require 
continual adaptation and change; but provided such 
interventions respect the values of the place, they will tend 
to benefit public (heritage) as well as private interests in it. 
Many places now valued as part of the historic environment 
exist because of past patronage and private investment, 
and the work of successive generations often contributes 
to their significance. Owners and managers of significant 
places should not be discouraged from adding further 
layers of potential future interest and value, provided that 
recognised heritage values are not eroded or compromised 
in the process’. 

Further, in relation to new works and alterations in paragraph 
138 states: 

	 New work or alteration to a significant place should 
normally be acceptable if: 

a.	 there is sufficient information comprehensively to 
understand the impacts of the proposal on the significance 
of the place. 

b.	 the proposal would not materially harm the values of the 
place, which, where appropriate, would be reinforced or 
further revealed. 

c.	 the proposals aspire to a quality of design and execution 
which may be valued now and in the future. 

Amongst the Government’s planning objectives for the historic 
environment is that conservation decisions are properly 
informed. 

HISTORIC ENGLAND’S ‘GOOD PRACTICE ADVICE NOTES 3: 
THE SETTING OF HERITAGE ASSETS’
Paragraph 19, of this practice note, explains that.

	 Amongst the Government’s planning policies for the historic 
environment is that conservation decisions are based on 
a proportionate assessment of the particular significance 
of any heritage asset that may be affected by a proposal, 
including by development affecting the setting of a heritage 
asset’. 

From this summary of the national heritage management 
policy framework, it is clear that there is a complex 
assessment decision- making process to navigate when 
considering change within the historic environment. 

Central to any decision is the recognition that history is 
not a static thing, and that the significance of our historic 
environment derives from a history of change. 

S66 AND S72 PLANNING (LISTED BUILDINGS AND 
CONSERVATION AREAS) ACT 1990
Section 66 of the Act requires local planning authorities to 
have special regard to the desirability of preserving a listed 
building or its setting or any features of special architectural or 
historic interest which it possesses. 

Section 72 of the Act requires that local planning authorities 
‘In the exercise, with respect to any buildings or other land 
in a conservation area, [...] special attention shall be paid to 
the desirability of preserving or enhancing the character or 
appearance of that area.’ 

There have been a number of Court of Appeal decisions which 
have provided interpretations of the requirements of these 
sections. 

In the Court of Appeal, Barnwell Manor Wind Energy Ltd v 
East 
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Northants District Council, English Heritage and National 
Trust, [2015] 1 W.L.R. 45, Sullivan L J made clear that to 
discharge this responsibility means that decision makers must 
give considerable importance and weight to the desirability 
of preserving the setting of listed buildings when carrying out 
the balancing exercise (of judging harm against other planning 
considerations). 

In Jones v Mordue & Anor [2016] 1 W.L.R. 2682 the Court of 
Appeal explains how decision makers can ensure this duty 
can be fulfilled: that by working through paragraphs 131 -134 
of the NPPF, in accordance with their terms a decision maker 
will have complied with the duty under sections 16, 66(1) and 
72. This report follows this advice to ensure consistency with 
the duty to preserve or enhance. 

In the Court of Appeal [Catesby Estates v Steer and SSCLG, 
2018] the concept of setting was explored. In paragraph 15 
of the judgement Justice Lindblom rehearses the Planning 
Inspector’s considerations, commenting that the Inspector 
found it difficult to disassociate landscape impact from 
heritage impact. The focus of the judgement is to determine 
the extent to which visual and historical relationships between 
places contribute to define the extent of setting. Three general 
conclusions are made: 

a)	 The decision maker needs to understand the setting of a 
designated heritage asset, even if it cannot be delineated 
exactly. 

b)	 There is no one prescriptive way to define an asset’s setting 
- a balanced judgement needs to be made concentrating 
on the surroundings in which an asset is experienced and 
keeping in mind that those surroundings may change over 
time. 

c)	 The effect of a development on the setting of a heritage 
asset and whether that effect harms significance. 

North Northamptonshire Joint Core Strategy 2011-2031 
(Adopted 2016)

The current Local Plan for North Northamptonshire includes 
the Joint Core Strategy (Ref.4) and supporting area-based 
plans. ‘The Joint Core Strategy’ adopted in July 2016 provides 
the strategic planning policies for the future development 
of the area from 2016 to 2031, and the policy relating to the 
historic environment comprises:

POLICY 2 – HISTORIC ENVIRONMENT
The distinctive North Northamptonshire historic environment 
will be protected, preserved and, where appropriate, 
enhanced. Where a development would impact upon a 
heritage asset and/or its setting:

a)	 Proposals should conserve and, where possible, enhance 
the heritage significance and setting of an asset or group 
of heritage assets in a manner commensurate to its 
significance;

b)	Proposals should complement their surrounding historic 
environment through the form, scale, design and materials;

c)	 Proposals should protect and, where possible, enhance 
key views and vistas of heritage assets, including of the 
church spires along the Nene Valley and across North 
Northamptonshire;

d)	Proposals should demonstrate an appreciation and 
understanding of the impact of development on heritage 
assets and their setting in order to minimise harm to these 
assets and their setting. Where loss of historic features 
or archaeological remains is unavoidable and justified, 
provision should be made for recording and the production 
of a suitable archive and report;

e)	 Where appropriate, flexible solutions to the re-use of 
buildings and conservation of other types of heritage assets 
at risk will be encouraged, especially, where this will result 
in their removal from the ‘at risk’ register.


